Architectural Review Board
Meeting Agenda

Thursday, August 15, 2024 at 5:30 p.m.
City of Carpinteria, Council Chamber
5775 Carpinteria Avenue, Carpinteria, CA 93013

In-Person Meeting and Virtual Participation Options

Attendance:

Attend the in-person meeting in City Council Chambers at City Hall (5775
Carpinteria Ave.)

View the meeting live through the City’s website (https://carpinteriaca.gov/city-
hall/agendas-meetings) on your computer, tablet or smartphone.

View the meeting on Government Access Television Channel 21 (broadcast live)

Call 669-900-9128 (and enter Webinar ID 847 8623 3577) to listen to the meeting
on your phone.

Join the City’s Zoom webinar from your computer, tablet, or smartphone

by CLICKING HERE. Alternatively, you can join the Zoom webinar by logging on
to zoom.us, downloading the application, selecting "Join Meeting", and entering
Webinar ID 847 8623 3577.

Public Comments:

Provide a live public comment during the in-person meeting in City Council
Chambers at City Hall (5775 Carpinteria Ave). Please note the City has the
discretion to limit the speaker's time for any meeting or agenda matter. Typically,
the practice has been three minutes per speaker on each item.

Submit a written comment (as either a general public comment or on a specific
agenda item) to be distributed to the Architectural Review Board by 12:00 P.M.
on the day of the meeting by either submitting your comment via (1) email to
PublicComment@carpinteriaca.gov, or (2) the eComment link on the City's
agenda website (https://carpinteriaca.gov/city-hall/agendas-meetings). Please
reference the agenda item to which your comment pertains. Note that written
comments will not be read into the record during the meeting.



https://carpinteriaca.gov/city-hall/agendas-meetings
https://carpinteriaca.gov/city-hall/agendas-meetings
https://us02web.zoom.us/j/84786233577
https://www.zoom.us/
mailto:PublicComment@carpinteriaca.gov
file://COC5H/CDD/LORENA/Agendas/ARB/2022/(https:/carpinteriaca.gov/city-hall/agendas-meetings)

e Provide a live comment through the City’s Zoom webinar platform (through the
link provided above). To make public comments through this platform please use
the “raise your hand” feature to notify staff that you would like to make a public
comment during designated public comment times. Once it is your turn to provide
a public comment, staff will unmute your microphone and you will be given a
designated amount of time to provide your comment (typically, the practice has
been up to 3 minutes per speaker on each item). At the end of your comment,
staff will once again mute your microphone.

Architectural Review Boardmembers:

Brad Stein, Chair

Amy Blakemore, Vice Chair
Richard E. Johnson
Richard Little

Patrick O’Connor

CALL TO ORDER
ROLL CALL
PUBLIC COMMENT

This is a time for public comments on matters not otherwise on the agenda but within
the subject matter jurisdiction of the Architectural Review Board. Comments shall be
limited to 15 minutes, divided among those persons desiring to speak, but no person
shall speak longer than five minutes. Persons wishing to speak on a specific item will be
recognized at the time the agenda item is considered.

The City is not responsible for the content of statements made during the public
comment period, or the factual accuracy of any such statements.

PROJECT REVIEW

If you have questions regarding any project listed below, please contact the Community
Development Department at (805) 755-4410.

Review Procedure:
- Disclosure of ex parte communications
- Staff presentation
- Applicant presentation
- Public comment
- Review by ARB
- Recommendation by ARB



Project: Eugenia Sign Program, Project 24-2301-ARB/SIGN

Address: 1145 Eugenia Place

Applicant: Eric Newman, Dave’s Signs, for Eugenia Spaces LLC, Owner
Planner: Marysol Smith

Request of Eric Newman, Dave’s Signs, agent for Eugenia Spaces, LLC, owner,
to consider Project 24-2301-ARB/SIGN for preliminary/final review of a sign
program for an existing multi-tenant building. The property is a 1.59-acre parcel
zoned Commercial Planned Development and shown as APN 003-162-011
addressed as 1145 Eugenia Place.

Project: Dish Wireless Telecommunications Facility,

Project 24-2292-CUP/CDP/ARB

Address: 6267 Carpinteria Avenue

Applicant: Harold Thomas Jr, MD7 Architecture, for Dish Wireless, LLC
Planner: Brian Banks

Request of Harold Thomas Jr, MD7 Architecture, for Dish Wireless, LLC to consider
Project 24-2292-CUP/CDP/ARB for preliminary review of a proposal for collocation
of a new wireless telecommunications facility on an existing multi-story office
building which currently hosts an existing Verizon Wireless facility. The request
includes the installation of six (6) 8-foot wireless telecommunication antennas,
twelve radios and associated rooftop equipment, and outdoor screening materials
to visually shield the antennas. The equipment cabinets and ancillary equipment
would be located behind an existing secondary rooftop mechanical screen. The
proposed antenna screening enclosure would reach a height of 39 feet 4-inches.
The property is a 3.73-acre parcel zoned Industrial Research Park (M-RP) and
shown as APN 001-190-056, addressed as 6267 Carpinteria Avenue.

Project: 4745 Carpinteria Avenue Mixed Use Project,
Project 23-2221-DP/CDP/ARB

Address: 4745 Carpinteria Avenue

Applicant: Edward DeVicente, DMHA Architecture
Planner: Brian Banks

Request of Edward DeVicente, DMHA Architecture, to consider Project 23-2221-
DP/CDP/ARB for final review of redevelopment of the property at 4745
Carpinteria Avenue (currently occupied by Sun Coast Rentals) into a new three-
story mixed-use (commercial / residential) development comprised of a 24-unit,
31,026 square foot apartment complex built around and atop a ground-level
22,198 square foot concrete parking podium, and a 4,044 square foot two-story
commercial building. The property is identified as APN 003-251-021, and
addressed as 4745 Carpinteria Avenue.



OTHER BUSINESS

CONSENT CALENDAR

4. Action Minutes of the Architectural Review Board Meeting of July 11, 2024
MATTERS REFERRED BY THE PLANNING COMMISSION/CITY COUNCIL
MATTERS PRESENTED BY STAFF

MATTERS PRESENTED BY BOARDMEMBERS

ATTENDANCE OF BOARDMEMBERS FOR THE NEXT MEETING
ADJOURNMENT

The next regular Architectural Review Board meeting will be held on
Thursday, August 29, 2024.

NOTES

For those projects that do not require Planning Commission approval, recommendations
for preliminary approval by the Architectural Review Board will be forwarded to the
Community Development Director for a decision. Those Community Development
Director decisions that are appealable pursuant to CMC 814.12.020(2) may be appealed
to the Planning Commission. Appeals must be filed with the City Clerk within 10 calendar
days of the Director’s action.

In compliance with the Americans with Disabilities Act, if you need assistance to
participate in this meeting, please contact Lorena Esparza in the Community
Development Department at (805) 755-4410 (LorenaE@carpinteriaca.gov) or the
California Relay Service at (866) 735-2929. Notification 2 business days prior to the
meeting will enable the City to make reasonable arrangements for accessibility to this
meeting.

This agenda was posted on Wednesday, August 8, 2024 in the Community
Development Department, on the City Hall Public Notices Board, and on the City
Website.


mailto:LorenaE@carpinteriaca.gov




CITY OF CARPINTERIA
ARCHITECTURAL REVIEW BOARD
Meeting of August 15, 2024

Agenda Item #1
COMMUNITY DEVELOPMENT DEPARTMENT
PROJECT REVIEW
Project: 24-2301-ARB/SIGN Planner: Marysol Smith
Address: 1145 Eugenia Place
APN: 003-162-011
Zoning: Commercial Planned Development (“CPD”) district

General Commercial (“GC”) district
Applicant:  Eric Newman, Dave’s Signs, for Eugenia Spaces LLC, Owners

Project Review: [ Conceptual
I Preliminary/Final
| PROJECT DESCRIPTION |

This is the preliminary/final review of a proposed comprehensive sign program for an
existing multi-tenant commercial building located at 1145 Eugenia Place. The proposed
sign program provides specifications on the allowable sign type, location, size and design
for all current and future tenant signage.

The proposed Planned Sign Program is included as Attachment A.

[ PROJECT BACKGROUND |

Project Setting

The 1.59-acre site is located in the City’s downtown district at the end of the Eugenia Place cul-
de-sac in what is known as the Eugenia Professional office area. The property is developed with
a two-story 13,200 square foot multi-tenant building and a parking lot (1988). Despite being a
multi-tenant building, the site currently operates without an approved overall Sign Program.
Based on Staff’s research, the property has only had one monument/ground sign and this sign has
typically only featured either just one tenant and/or the property address. Aside from the
requested Sign Program, no other exterior changes to the building are proposed as part of this
request.

The subject property is bounded by Linden Avenue on the west and residential and commercial
development to the south and east. U.S. Highway 101 is located immediately to the north of the
property. Overall, the neighborhood is comprised of a mix of building types and land uses. Most
of the buildings are single story in height and of a similar scale to one another, although some
two-story or larger volume buildings are scattered throughout the downtown, including most of
the buildings in the Eugenia Professional office area.



1145 Eugenia Sign Program
Preliminary/Final ARB Review — August 15, 2024
Page 2

The project site is designated General Commercial (“GC”) on the City’s General Plan/Coastal
Plan Land Use Map and is located within Community Design Subarea 2: the Downtown/Old
Town District of the City’s General Plan/Coastal Plan. The property is zoned Commercial
Planned Development (“CPD”) district.

| PROJECT ANALYSIS |

Carpinteria Municipal Code

Sign Program

New tenant signs and planned sign programs are regulated by the provisions of Carpinteria
Municipal Code (“CMC”) Chapter 14.58- Sign Regulations. The applicable standards for
planned sign programs are provided below:

14.58.100 - Planned sign program regulations. The purpose of the planned sign program is
to ensure comprehensively designed signage for certain commercial and industrial uses, and
to provide for additional review by the architectural review board.

1. The following must be reviewed under a planned sign program:

a. Three or more (multitenant) uses which share either the same lot or the same
building and which use common access and parking facilities.

2. The following signs are allowed in a planned sign program:

a. Ground (monument) signs, not to exceed eighty square feet or eight feet in height,
located in a landscaped area twice or more than the square footage of the sign.
Ground signs for multitenant uses may not list individual tenants, only the name
of the center or complex;

b. Directory signs not exceeding an area of two square feet for each business,
¢. Projecting signs;

d. Wall signs not exceeding eighty square feet,

e. Freeway signs as specified in Section 14.58.070(4);

[ Any other sign types approved by the architectural review board.

3. Standards. All planned sign program applications shall be subject to the architectural
review board standards.



1145 Eugenia Sign Program

Preliminary/Final ARB Review — August 15, 2024

Page 3

The following table summarizes the sign types, locations and sizes allowed for in the proposed
comprehensive sign program relative to the above-listed standards:

Sign Program Sign Types

Requirement/Allowance

Proposal

Ground (monument) signs

- Maximum of 80 sq. ft. and 8’
in height

- Must be located in a
landscaped area twice or more
than the square footage of the
sign

- Must only list the name of the
center or complex

Ground/monument sign 4’ by 8’ existing
to remain (32 square feet). The sign’s
secondary side is 4’ x 5°(20 square feet).

Located in an adequate landscaped area.

The existing sign only has the address.

Directory signs

Maximum of 2 sq. ft. for each
business

The principal side of the monument sign is
proposed to now function as a directory
sign. No signage would be allowed on the
smaller secondary side.

Each tenant would be allowed 2 square
feet and the existing monument sign could
accommodate up to a total of 6 spaces.

Projecting signs None specified All exterior wall mounted signs are
prohibited under the proposed sign
program.

Wall signs One sq. ft. for each linear foot of All exterior wall mounted signs are

street frontage. 80 sq. ft. max.

prohibited under the proposed sign
program.

Freeway signs

As specified in CMC 14.58.070(4)

No freeway signage is proposed to be
allowed as part of the sign program.

Other sign types to be
approved by the architectural
review board

No other sign types are proposed as part of
the sign program.

The intent of a sign program is to establish cohesive and comprehensive sign standards for a
multi-tenant commercial development to ensure high quality design and consistent sign design
throughout the development. Sign programs are also relied upon by staff as a means to
potentially streamline the review and permitting of individual sign applications for tenant spaces
covered under the planned sign program.

All future tenant signs still require submittal of and approval by the City of a sign permit
application that specifies the detailed design, colors, size, location, materials, and




1145 Eugenia Sign Program
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construction/installation of their respective proposed signage. However, review of sign
applications pursuant to an approved sign program can help speed up this process if staff can find
the proposed sign(s) to be consistent with what is allowed under the approved sign program.
Typically, signs that are clearly consistent with the approved program can avoid needing to be
referred to the ARB for further consideration. Signs that seek deviations or exceptions from the
standards included in the approved sign program, or signs that pose a unique circumstance due to
their particular design, size, location, visibility or other characteristic(s) may still be referred to
the ARB on a case-by-case basis at staff’s discretion. Accordingly, the more detailed and
specific a sign program is, the less discretion staff and/or the ARB need to exercise in the review
of subsequent tenant sign permit applications. The proposed sign program would apply to the
entire multi-tenant commercial building, and all future tenants.

The proposed sign program identifies the allowed sign type, which for this property would only
be a directory sign. The document clearly identifies sign types that are not allowed, including
wall signs, window signs, and portable signs. The directory sign would accommodate a
maximum of 6 tenant signs, each two square feet in size. It would be at the property owner’s
discretion which tenant is allowed a space on the directory sign. The sign program also provides
defined design criteria for the tenant signs. Overall, the proposed sign program provides an
adequate level of detail and specificity on the allowed sign type.

The proposed Overall Sign Program would satisfy the intent of the CMC to create a consistent
plan for the multi-tenant property. The allowed directory sign type and criteria appear to be

consistent with the types and sign area maximums allowed by the municipal code.

Design Review

In addition to the zoning criteria discussed above for a planned sign program, the Board should
also consider the following architectural review standards (CMC §2.36.080) in their evaluation
of the proposed signage:

a. Overall building shapes, as well as parts of any structure (buildings, walls, screens,
towers or signs), in proportion to and in scale with the site and with other existing or
permitted structures in the area;

b. Harmonious relationship with existing and proposed adjoining developments avoiding
excessive variety or monotonous repetition but allowing similarity of style and random
location;

Harmony of materials, colors and composition of all sides of a structure or building;
d. Consistency and unity of composition and treatment of exterior elevations,

e. A limited number of materials on the exterior face of the building or structure (wood,
concrete, brick, stone). The use of natural materials is encouraged,

g. Site layout, orientation and location of structures, buildings and signs in an appropriate
and well designed relationship to one another with consideration given to open spaces,
topography, definition of pedestrian and vehicular areas, and exterior building lighting,
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h. Good design and appropriateness of structure to site; and

k. Design of signs and lighting and other advertising media should harmonize with and be
subordinate to the building it serves.

Overall, staff believes the proposed sign program represents a well thought-out, detailed plan for
future tenant signage. The proposed style, colors, and materials are aimed to be consistent with
the existing building’s color scheme and the existing monument sign. No changes to the existing
landscaped area are proposed.

The Board’s comments on the proposed sign program, and appropriateness of the sign
program for the buildings’ aesthetics and character would be appreciated.

General Plan/Coastal Plan Neighborhood Policies

The City’s Community Design Element of the General Plan contains both general over-arching
policies and specific subarea policies. The project site is in the Downtown/Old Town District
(Design Subarea 2). The following objectives and policies are relevant to the review of the
proposed sign program.

CITYWIDE COMMUNITY DESIGN OBJECTIVES

Objective CD-7: Enhance and maintain the Linden Avenue downtown core, the Carpinteria
Avenue commercial core, the Eugenia Professional office area, the Casitas Village, Shepard’s
place Shopping Center, and the Cindy Lane-Mark Avenue industrial park districts.

Policy CD-7b: Buildings should be designed to incorporate signs that conform to the city’s sign
ordinance. Signs should be integrated with building architecture and adequately identify
businesses. Freestanding monument signs are discouraged.

Objective CD-10: Areas with attractive frontage designs should be maintained. New
development should be carefully planned with frontage areas which maintain and enhance the
quality of Carpinteria’s streetscape.

Although new freestanding monument signs are discouraged by Policy CD-7b above, in this
particular case, it is an existing permitted monument sign that is proposed to remain. The
monument sign would not be altered. Many of properties in the Eugenia Professional Office area
have existing monument signs, such that the subject sign is not out of place.

Overall, the sign program can be found to be consistent with the above objectives and policies.
The existing monument sign would be reused. The proposed colors and materials are intended to
be consistent with the existing color scheme of the building. Signs would only be allowed on one
face of the L-shaped sign, and would conform to the maximum allowed size for a directory sign.
No changes to the landscaped area are proposed. The Board should comment on the
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appropriateness of the proposed use of the existing monument sign as a directory sign, and the
proposed design of tenant sign locations.

Objective CD-13: Ensure that lighting of new development is sensitive to the character and
natural resources of the City and minimizes photopollution to the maximum extent feasible.

Policy CD-13b: Lighting shall be low intensity and located and designed so as to minimize
direct view of light sources and diffusers and to minimize halo and spillover effects.

The existing monument sign is not presently internally or externally illuminated. The sign
program does not propose new illumination (internal or external). In the future, if illumination is
proposed it would require review by the Community Development Department to ensure
compliance with the City’s night-sky friendly policies.

Subarea 2. The Downtown and Old Town

Objective CDS2-1: Preserve and strengthen the visual and physical connections between the
downtown, beach, the salt marsh, mountains, and the other neighborhoods and districts in the

city.

Objective CDS2-2: Preserve and enhance the downtown'’s historic status as the center of
commercial activity by encouraging a range of uses that serve both residents and visitors.

Policy CDS2-a: Ensure that new intensified land uses within the Downtown remain consistent
with the city’s “small beach town” image.

Policy CDS2-b: To enhance the pedestrian character of the downtown'’s streets, plazas, paseos,
parks and lanes.

The sign program proposes to reuse the existing monument sign. They are not proposing to make
any changes other than to use the existing face to identify individual tenants of the building. The
existing monument sign is low in height and is surrounded by existing landscaping. The Board
should carefully consider whether overall signage allowances and signage characteristics are
appropriate for the site and setting.

| SUMMARY OF ISSUES |

Sign type, size, quantity, and location;

Colors and materials;

Relationship to the existing building;

Appropriateness of a directory sign; and

Overall clarity, usability and specificity of proposed sign program.
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| RECOMMENDATION [

The Board should provide input on the proposed sign program; if the Board finds the sign
program meets the applicable design criteria, then the Board should recommend preliminary and
or preliminary/final approval to the Community Development Director with their comments
attached.

| ATTACHMENTS |

Attachment A — Proposed Sign Program






Attachment A
Preliminary Sign Program

1145 Eugenia Place
Preliminary/Final ARB Review
August 15, 2024
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CITY OF CARPINTERIA
ARCHITECTURAL REVIEW BOARD
Meeting of August 15, 2024

Agenda Item #2

COMMUNITY DEVELOPMENT DEPARTMENT
PROJECT REVIEW
Project: 24-2292-CUP/CDP Planner: Brian Banks
Address: 6267 Carpinteria Avenue
APN: 001-190-056
Zoning: Industrial Research Park (M-RP)
Applicant:  Harold Thomas Jr, MD7 Architecture, for Dish Wireless, LLC
Project Review: LI Conceptual

V] Preliminary

L] Final
| PROJECT DESCRIPTION |

This is the preliminary review of a request for a Conditional Use Permit and Coastal
Development Permit to install a new wireless telecommunications facility on an existing multi-
story office building. The request includes the installation of three (3) 8-foot wireless
telecommunication antennas, six radios and associated rooftop equipment, and outdoor screening
materials to visually shield the antennas. The equipment cabinets and ancillary equipment would
be located behind an existing secondary rooftop mechanical screen. The existing building is 33
feet in height, with an additional two-foot six-inch rooftop mechanical screen within the central
roof area, and a stair house reaching 39 feet 4 inches in height. The proposed antenna screening
enclosures would reach a height of 39 feet 4-inches. The building currently hosts an existing
Verizon Wireless facility. No grading or landscape changes are required.

Plans are attached as Attachment A. Site photos are attached as Attachment B. Photosimulations
representing the appearance of the installed facility on the building are provided as Attachment
C.

| PROJECT SETTING |

The project site is located on Carpinteria Avenue, between U.S. 101 and the coastal bluffs. The
site is bounded by office buildings to the east and west, U.S. 101 and Carpinteria Avenue to the
north and the Union Pacific Railroad corridor, bluffs, and ocean to the south. A public coastal
trail transverses the southern portion of the site adjacent to the railroad corridor.

The 3.73-acre site is currently improved with a multi-story office building used by Procore. The
existing mechanical screen measures 35 feet six inches from finished grade, and the building
features a stair house reaching 39 feet 4-inches. As discussed below, the building hosts an
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existing Verizon Wireless telecommunications facility with antennas screened by the existing
parapet wall and rooftop equipment extending 12 inches above the existing mechanical screen.

The site is zoned Industrial Research Park (M-RP), has a Research Development Industrial (RDI)
land use designation, and is located within Community Design Subarea 6: The Bluffs (Bluffs
Area II) of the Community Design Element of the City’s General Plan/Coastal Land Use Plan.
The site subject to the Coastal Appeals (CA) Overlay due to the site’s location within the Coastal
Commission Appeals jurisdiction.

Project History

The site currently hosts an existing wireless telecommunications facility mounted atop the
existing building, permitted by the Planning Commission on December 7, 2015 under Project 15-
1786-CUP/CDP. The original approval allowed for six (6) four-foot-tall flat wall-mounted panel
antennas behind an existing rooftop parapet at the building’s perimeter and installation of two
GPS antennas, four rooftop equipment cabinets and ancillary equipment within a secondary
rooftop mechanical screen. The existing antennas at the building’s perimeter are fully screened
by the existing parapet wall, the rooftop equipment cabinets stand 12 inches above the rooftop
mechanical screen, and the GPS antennas extend 21 inches above the rooftop mechanical screen.
Since its original approval, two modifications to the Verizon Wireless facility have been
approved: a Substantial Conformity Determination in 2018 to replace the existing remote radio
units (Building Permit #12359); and a Substantial Conformity Determination in 2023 to remove
and replace the existing antennas and associated equipment, and install new antennas (Building
Permit #14141). Neither of these previous modifications altered the height or width of the
facility, altered the locations of equipment, or resulted in a change in visibility of the facility. As
such, the existing facility remains in compliance with all conditions of the original CUP/CDP
approval.

| PROJECT ANALYSIS ]

Background

The proposed project is intended to address a gap in the coverage of service provided by Dish
Networks, the parent company of Boost Mobile. Dish Networks Radio Frequency (RF) engineers
identified a significant gap in wireless communications coverage (both for voice and data
transmission) in the eastern portion of the City of Carpinteria and along the Highway 101
corridor. The project application included documentation demonstrating this lack of coverage,
which means reception is poor and/or spotty in the eastern portion of the City or while driving
along the freeway. The applicant proposed this new wireless telecommunications facility as the
least intrusive means of addressing the service gap and improving overall service in the area for
both voice and wireless data service.
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Carpinteria Municipal Code

The parcel is zoned Industrial/Research Park (M-RP), which provides areas primarily for
light industry, technical research, and large business headquarters office use in well-
designed buildings and attractively landscaped areas. Additionally, the zone is intended
to provide opportunities for mixed residential/industrial uses. The intent is to establish
development standards and landscaping requirements to ensure a park-like environment
for the permitted industrial uses and compatibility with adjoining nonindustrial areas.
Although wireless communication facilities are not a principally permitted use in this
zone district, wireless communications facilities are allowed in the M-RP zone subject to
a Conditional Use Permit (CMC § 14.56.030).

CMC § 14.62.010 - Conditional Use Permit Purpose and intent.

The purpose of a Conditional Use Permit (CUP) is to provide for uses that are essential
or desirable but cannot be readily classified as principal permitted uses in individual
districts by reason of their special character, uniqueness of size or scope, or possible
effect on surrounding uses or the general community. The intent is to provide a
mechanism for requiring specific consideration of these uses.

Wireless communications facilities are also subject to their own unique development
standards and required findings for approval as provided for in CMC §14.56 - Wireless
Communications.

CMC § 14.56.010 - Wireless Communications Purpose and intent.

The purposes of this chapter are: (a) to provide regulations, standards, and design
criteria for wireless communication facilities to facilitate a comprehensive system of
wireless communications within the city, (b) to promote the general welfare and public
interests of the community; (c) to promote public safety; (d) to ensure consistency with
the local coastal plan and general plan policies; and, (e) to further the goals of land use
and aesthetic compatibility between these uses and other uses in the city. Specifically,
these standards are adopted to promote the following objectives:

A. Ensure that the city is appropriately developed with land use intensities and
compatible urban and rural land use patterns that promote the general welfare
and public interest of the community.

B. Preserve the "small town" character in all physical features of the city.

C. Protect against visual impacts in order to preserve the area's unique coastal
resources:

D. Implement general plan policies that encourage the preservation and
enhancement of the unique character and assets of the city.

E. Allow for development of wireless communications facilities located and designed
to provide adequate reception in the city considering its unique size and
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environmental constraints, and to avoid the creation or maintenance of areas of
the city in which acceptable wireless communications services cannot be
provided.

F. To treat wireless communications service providers equally and without regard to
the technology upon which they rely.

Relevant provisions of the City’s Wireless Communications regulations related to
location and development criteria are discussed below:

CMC § 14.56.050 - Location criteria for all wireless communication facilities.

All new wireless communication facilities shall comply with the following location and
separation requirements:

A. Wireless communication facilities may be located on otherwise vacant,
undeveloped or unused parcels only upon the following showings: (a) that there is
no other location at which the project can provide the service for which the
application is submitted; (b) that the proposed development is sited and
developed to facilitate other productive use of the site; and, (c) that the wireless
communications facilities are appropriately screened from view from off-site and
aesthetically integrated with neighboring uses.

B. Wireless communications providers are encouraged to construct and site their
wireless communication facilities in anticipation of colocation of similar facilities
on the same site. Except where such co-location is approved, a new wireless
communication facility shall be located a minimum distance of one thousand three
hundred twenty feet (one-quarter mile) from the closest parcel developed with a
wireless communication facility. This separation standard applies to those
Jfacilities located within as well as outside the city's boundaries. This separation
standard may be relaxed pursuant to conditional use permit approval if necessary
to accomplish the fifth purpose identified in Section 14.56.010.E.

C. The location of wireless communication facilities within residential, community
facility and recreation zone districts is discouraged due to the city's small size, its
level topography and the many opportunities to locate such facilities within the
commercial, industrial and utility zone districts with lesser aesthetic and land use
compatibility impacts. An applicant may locate a wireless communication facility
in a residential, community facility and recreation zone district upon a showing
that the area to be served would otherwise not be served and that all of the

findings for approval required by Section 14.56.090 of this chapter can be made.

In compliance with the above criteria, the proposed Dish Network facility would be
collocated on the Procore building, which already hosts a Verizon Wireless facility, on an
Industrial/Research Park (M-RP) zoned site. Due to the proposed facility’s location atop
the existing building, and with the antennas concealed behind a proposed wireless-
compatible architectural projections, the proposed design is intended to limit aesthetic
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and land use compatibility impacts while filling a gap in Dish Network’s service area in
the east portion of the City and along Highway 101.

CMC § 14.56.070 Development criteria.

All wireless communication facilities shall be designed to relate harmoniously in terms of
size, scale and form to existing developments on site and with existing and proposed
surrounding developments. The following development criteria shall apply to all wireless
communications facility projects:

A. All wireless communication facilities shall satisfy the required building setbacks,
lot coverage, located on existing structures, unless otherwise permitted pursuant
to Section 14.56.050(A) of this chapter. The addition of new architectural features
to an existing building to conceal antennae shall not negatively affect the
architectural design of the building or how the building blends with surrounding
development.

B. Building mounted facilities shall architecturally blend with the structure to which
they are attached to avoid the appearance of a wireless facility. Colors, textures
and materials shall be consistent with those utilized on existing structures.

D. All mechanical equipment associated with the operation of wireless
communication facilities shall be located within or concealed by the structure to
which the facility is attached. No exposed conduit, wire, cables or similar
appurtenances shall be permitted. Other than new monopole facilities in
conformance with Section 14.56.050(4), all mechanical equipment for the
wireless facilities shall be located within or concealed by the structure on which
the facility is located.

E. The development of wireless communications facilities shall minimize the removal
of landscaping and shall not result in the removal of mature trees, shrubs or other
landscaping determined to be a significant environmental or aesthetic resource,
including, but not limited to natural habitat. A landscape plan shall also be
required to further enhance landscaping on the parcel if necessary for screening
or aesthetic purposes.

The proposed rooftop mounted facility would not alter the existing building setbacks or
lot coverage, and would not alter any existing parking or landscape areas. The proposed
design of the facility utilizes wireless-compatible architectural elements in the same style
and color of the existing building in an attempt to conceal the wireless antennas without
negatively affecting the architectural design of the building or how the building blends
with the surrounding development. While the architectural projection would effectively
screen the antennas, the architectural projections as viewed in elevation are somewhat
abrupt in comparison to the existing building’s architectural design. Staff therefore
questions if the proposed facility design complies with the development criteria which
requires the facility to architecturally blend with the structure to which it is attached. The
equipment cabinets and ancillary equipment would be located behind an existing
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secondary rooftop mechanical screen, and all conduits, wires and cables would be
discretely routed from the interior of the building or within concealed cable trays on the
rooftop.

The Board’s comments on the proposed facility’s design in compliance with
Development criteria (B) would be appreciated. The ARB may consider offering the
applicant guidance on alternative designs which may help the antennas blend with
the existing building’s architecture while still allowing the facility to meet the
required wireless coverage objectives.

CMC § 14.56.090 — Findings

In addition to the findings identified within Chapter 14.62 of the Carpinteria Municipal
Code (Conditional Use Permits), in order to approve an application to develop a wireless
communications facility, the planning commission shall also find that: The proposed
wireless communications facility will be compatible with existing and surrounding
developments in terms of land use and aesthetics;

A. The proposed wireless communications facility complies with the intent of the
wireless communications chapter;

B. The proposed wireless communications facility is designed to minimize its
visibility from points off-site, to be obscured from view within protected view
corridors, and complies with the development criteria identified within
$14.56.070 of the CMC, and

C. The applicant has demonstrated that the wireless communications facility will be
operated within the allowed frequency by the FCC and complies with all
applicable health and safety standards.

As previously discussed, and in compliance with the relevant location and development
criteria, the proposed design of the facility utilizes wireless-compatible antenna
concealing architectural elements in the same style and color of the existing building to
conceal the wireless antennas in an attempt to ensure compatibility with existing and
surrounding developments and to minimize visibility from points off-site. While the new
architectural elements reach 39 feet 4-inches in height, and could therefore impact views
to the ocean and Channel Islands from public viewing areas along Carpinteria Avenue
and Highway 101, as depicted in the provided photosimulations included as Attachment
C, the existing public views over the building are heavily obscured by existing mature
landscaping and trees that surround the building on the north, east and west sides. In
addition, the proposed architectural elements that would screen the antennas are limited
to three locations on the building on the north, northwest, and extreme southeast portions
of the rooftop. As such, the relatively small percentage of building elevations being
raised to conceal the antennas would not result in a substantial view impact. Similarly,
while the site contains a public trail at the southern portion of the site, the predominant
public views are from the trail looking south at the ocean and islands, with limited
mountain views available because of the exiting tall trees and landscaping, and because
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of the existing building’s proximity to the trail which restricts existing public views from
the trail towards the mountains.

To confirm that the communications facility will be operated within the allowed FCC
limits and complies with all applicable health and safety standards, the applicant has
provided a Radio Frequency - Electromagnetic Energy (RF-EME) Report dated February
5, 2024, prepared by EBI Consulting. The report models the RF-EME emissions of the
proposed facility to determine RF-EME exposure levels from proposed wireless
communications equipment and to confirm that all relevant FCC RF-EME compliance
standards for limiting human exposure to RF-EME fields would be met. The report
concludes that based on worst-case predictive modeling (including the existing Verizon
Wireless facility), the composite exposure level from all carriers on this site would be
approximately 8.16 percent of the FCC’s general public limit at ground level. The worst-
case exposure level may exceed the FCC’s general public limit within approximately 54
feet of DISH’s proposed antennas at the main roof level, however the rooftop area is not
accessible by the general public. As required by the FCC’s rules and regulations,
implementation of a Site Safety Plan requires signage and barriers to protect workers and
individuals within areas exceeding the general public emissions limit (including arborists
and landscapers accessing the rooftop or nearby elevated structures or trees) to inform
them of the presence and locations of antennas and their associated fields, where
applicable.

CMC § 14.20.100 - Height Requirement

No building or structure shall exceed a height of thirty (30) feet.

14.50.090 - Height (definition)

Chimneys, elevator and stair housings, television receiving antennas for individual
receiving set or sets, antennas for amateur radio shortwave sending and receiving sets
used by commercial enterprises in connection with a business other than broadcasting
radio programs for the general public, flagpoles, monuments, oil derricks, church spires,
and similar architectural features and similar structures may exceed the building height
limit in all districts where such excess heights are not in conflict with other provisions of
this title.

14.56.080 Exceptions - Wireless communication facilities may deviate from the
standards herein when:

A. A development standard herein allows for an exception and the planning
commission and city council approves such an exception, or

B. A variance has been approved pursuant to Chapter 14.70 of the Carpinteria
Municipal Code.
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The architectural elements which would conceal the proposed antennas reach a height of
39 feet 4-inches feet, exceeding the City’s maximum allowable 30-foot height. However,
exceptions to the height limit are allowed for certain structures or architectural features,
and therefore, approval of a variance would not be required to approve this project if all
other development regulations and findings can be met. The proposed antenna concealing
elements would not exceed the height of the existing rooftop stair housing.

Design Review

The subject property contains an office building on a bluff top parcel south of Carpinteria
Avenue in the northeast portion of the City. The building has an L-shaped footprint with
entrances and parking on the north side, and extensive mature site landscaping and trees.
The exterior is painted gray stucco with glass windows and entries. As previously
described, the proposed wireless communications facility would be located on the
building’s rooftop with an antenna screening architectural feature painted to match the
building.

The Board’s comments on the proposed facility’s design and detailing, and the
project’s compliance with the applicable wireless communications facility location

and design criteria would be appreciated.

General Plan/Coastal Plan Policies

The City’s Land Use, Community Design, and Open Space, Recreation and Conservation
Elements of the General Plan/Coastal Plan contain both general over-arching policies and
specific subarea policies. The project site is in Design Subarea 6 (Bluffs II).

LAND USE ELEMENT

Objective LU-3: Preserve the small beach town character of the built environment of
Carpinteria, encouraging compatible revitalization and avoiding sprawl development at
the City’s edge.

Policy LU-3d: Establish a commercial sector that balances the retail and service needs
of citizens and tourists.

Policy LU-3f: Encourage the remodeling and revitalization of neighborhoods and
commercial areas in accordance with principles established in the Community Design
Element.

Policy LU-3g: Provide for a range of business activities that bring vitality, revenue, and
employment to Carpinteria and are compatible with its small town character.

Policy LU-3i: Ensure the provision of adequate services and resources, including
parking, public transit and recreational facilities, to serve proposed development.
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The proposed use is compatible with the Research & Development Industrial (RDI) land
use designation with approval of a Conditional Use Permit. CMC 14.56.050 encourages
the location of wireless facilities within the commercial, industrial and utility designated
properties, since the facilities will have lesser aesthetic and land use compatibility
impacts in these areas of the City. The primary use of the property as an office building
will not be affected by the proposed wireless facility, and the building already hosts an
existing wireless facility by another carrier. The proposed collocated wireless facility has
been designed to minimize visual alterations to the character of the building, except for
an increase in height in the locations of the antenna screening architectural elements.
Approval of the facility would address a service gap in Dish Wireless coverage and
improve overall voice and wireless data service for residents and visitors to the City.

COMMUNITY DESIGN ELEMENT / OPEN SPACE, RECREATION AND
CONSERVATION ELEMENT / SUB AREA 6 OBJECTIVES AND POLICIES

Objective CD-3: The design of the community should be consistent with the desire to
protect views of the mountains and the sea (California Coastal Act of 1976 §30251).

Objective OSC-13: Preserve Carpinteria’s visual resources.

OSC-13a: Preserve broad, unobstructed views from the nearest public street to the
ocean, including but not limited to Linden Avenue, Bailard Avenue, Carpinteria Avenue,
and U.S. Highway 101. In addition, design and site new development on or adjacent to
bluffs, beaches, streams, or the Salt Marsh to prevent adverse impacts on the visual
resources. New development shall be subject to all of the following measures:

a. Height and siting restrictions to avoid obstruction of existing views of visual
resources from the nearest public areas.

Objective CDS6-1: Maintain the Carpinteria Bluffs Access, Recreation & Open Space
Master Program as the coordinated plan for the Carpinteria Bluffs area that will allow
development of uses identified in the Land Use Plan herein, so as to complement one
another and preserve and enhance the site’s coastal environment. The plan should be
maintained so as to include information adequate to define the environmental resources
and hazards within the Carpinteria Bluffs, and to delineate precise and appropriate
policies for their management.

Objective CDS6-2: Ensure that development is controlled to avoid impacts to
significant viewsheds, vistas, and view corridors.

Policy CDS6-b: Development on the Bluffs shall not obstruct existing view corridors of
the ocean and bluff top edge. In addition, views of the ocean and mountains for users of
the Carpinteria Bluffs Nature Park and coastal trail(s), for bluffs area property owners
and visitors, and for passing motorists, shall be maintained.
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While the new architectural elements proposed to conceal the antennas reach 39 feet 4-
inches in height, and could therefore impact views to the ocean and Channel Islands from
public viewing areas along Carpinteria Avenue and Highway 101, as depicted in the
provided photosimulations included as Attachment C, the existing public views over the
building are heavily obscured by existing mature landscaping and trees that surround the
building on the north, east and west sides. In addition, the proposed architectural
elements that would screen the antennas are limited to three locations on the building on
the north, northwest, and extreme southeast portions of the rooftop. As such, the
relatively small percentage of building elevations being raised to conceal the antennas
would not result in a substantial view impact. Similarly, as depicted in the site
photographs included as Attachment B, while the site contains a public trail at the
southern portion of the parcel, the predominant public views are from the trail looking
south at the ocean and islands, with limited mountain views available at the subject site
because of the exiting tall trees and landscaping, and because of the existing building’s
proximity to the trail which restricts existing public views of the mountains over the
building.

The Board’s comments on the proposed project’s consistency with the above
community design objectives and policies, and “Small Beach Town” character
would be appreciated.

| SUMMARY OF ISSUES ]

e Resultant increased height and mass of the proposed antenna screening architectural
elements;

e Design and finish of the proposed screening element; and

e Overall project compliance with the wireless communications development standards and
applicable public view preservation policies.

| RECOMMENDATION |

The Board should provide comments on the issues raised. If the Board feels the project meets the
applicable design criteria, the Board may recommend preliminary approval to the Planning
Commission.

| ATTACHMENTS |

Attachment A — Preliminary Plans
Attachment B — Site Photos
Attachment C — Photosimulations



Attachment A
Preliminary Project Plans

Dish Wireless Communications Facility
(6267 Carpinteria Avenue)
Preliminary ARB Review
August 15, 2024
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Attachment B
Site Photos

Dish Wireless Communications Facility
(6267 Carpinteria Avenue)
Preliminary ARB Review
August 15, 2024









Attachment C
Photosimulations

Dish Wireless Communications Facility
(6267 Carpinteria Avenue)
Preliminary ARB Review
August 15, 2024



LNYOINddY 1J3r0dd AS 03AIA0Nd NOILYWYEOLNI NOdN G3SYE NOILYINAIS OLCH 40 ADVHNDOY

HLNOS ONIMOOT ONLLSIX3

e Y

HLNOS ONIXMOOT daS0d0Hd

N3I3YIS did
2 771S53134/IM HSIQ 03S0d0Nd —
- =

L M3IA
€L0€6 VO 'VIMILNIdHEYD “IAV VIMILNIdHVO 2929

OH FH000dd - O€C0LOXV V']

"SSIIIM

Ys:p



LNVDITddY LO3rodd A8 G3QIAQHd NOILYWNOAN! NOJN O3SVE NOLLVINIS OLOHd 30 AOYENJ0Y

HLNOS DNIMOOT d3S0d0dd
- . o

N3OS d¥d
0771 S53TIMM HSIQ 03SOdONd

¢ M3IA
€10€6 VO 'VIMILNIYVYO “IAV VIYILNIdEYO 2929

OH FH000dd - O€C0LOXV V']

"SS9IIM

ZAIN ys:zp



INVOINddY 103r0¥d AB Q3AIAONd NOILYWHOLNI NOdN G35VB NOILY WIS OLOHd 40 ADYHNIOV

1SVY3IHLNOS ONIMOOT d3dS0d0Hd 1SVIHLINOS ONMOOT ONILSIX3

€10€6 VO 'VINILNIdHVYD "3IAV VIYILNIdHEVO L1929

OH 3d000dd - O€C0LOXV 1V

"SSO|oIM

Yss3



AINYDI1ddY 103r0dd AQ G3OIADYd NOILYWHOINI NOdN G3SVE NOILY WIS OLCHA 40 ADVHNIDY

1SV3 ONIMOO1T 03S0d0dd 1SV¥3 ONIMOOT ONILSIX3

MR bt (LI
NOILYOO

vyod s ,PL =

€L0€6 YO 'VINILNIdYYD "IAY VIMILNIdHVO 2929

OH 34000dd - O€C0L0XVIV']

“SSajalim

Yszp



INVOITddY 103r0¥d A8 O3AIAONd NOILYHHNOANI NOJN A3SYE8 NOILYTNWIS OLOHd 40 ADVHNIDY

1S3IM ONIMOOT ONILSIXT

! N3IJHOS diid
| 077$S313MIM HSIQ 03SOdONd |

S M3IA

€10€6 VO "YINILNIdHVO “IAY VI¥ILNIJHVO £929

OH FHOO0Hd - OEC0LOXV V']

"SSa[olM

yszp



1NYOITddY 123r0xdd A8 0Z0IAONC NOILYWHOANI NOdN 03SVE NOLLYTNWIS QLOHd 40 ASYHNIOY

1SVYIHLIHON DONIXOOT ONILSIX3

NOILVOO1

MBIA S L INOE IDIOHD I TEELS ON

9 M3IA
€L0€6 YO 'YIMILNIdHVO “IAV VIHILNIdNVYO 2929

OH 34000dd - O€C0LOXV IV

“SS9[aIM

Us:



INV2ITddY LO3r0dd A8 03O0 NOILYWHOLNI NOdN G3SVE NOILLYINIS OLOHA 40 ADYHNIOY

1SY3HLHON ONI

MO0 d3S0d0dd 1SV3IHIHON ONIMOOT ONILSIX3
h‘."&r L TR ] 3 ™ Y y 1 W

L

3
NITHOS dud |
2175831341 HS10 03SCdOMd |-

L M3AIA

€10€6 VO 'VIMILNIdYVYD "IV VIMILNIdHVO L1929

OH 3d000dd - O€C0LOXV IV

"SSojalIM

Yss3



ANYQITddY 103r0¥d A8 G3TIA0Nd NOILYWNOINI NOdN G3SYE NOILVINWIS OLOHd 50 AOVENIOY

¥

BRI 12210 5011 10+ 3000ea F1RS1A o [0

€10€6 VO 'VIYILNIdYYO "JAY VINILNIdYYO 2929

OH 3d000dd - O€C0LOXV IV

“SSIIodIM

Gszp






CITY OF CARPINTERIA
ARCHITECTURAL REVIEW BOARD
Meeting of August 15, 2024

Agenda Item #3
COMMUNITY DEVELOPMENT DEPARTMENT
PROJECT REVIEW
Project: 23-2221-DP/CDP Planner: Brian Banks
Address: 4745 Carpinteria Avenue
APN: 003-251-021
Zoning: Commercial Planned Development (“CPD”) / Planned Residential

Development (“PRD-13")
Applicant:  Michael Stroh, DMHA Architects for Justin Klentner

Project Review: L] Preliminary
™ Final
| PROJECT DESCRIPTION |

This is the final review of a proposal to redevelop the property at 4745 Carpinteria
Avenue (currently occupied by Sun Coast Rentals) into a new three-story mixed-use
(commercial / residential) development. The proposed mixed-use development would be
comprised of a 24-unit 30,333 square foot apartment complex built around and atop a
ground-level 22,519 square foot concrete parking podium, and a 4,513 square foot two-
story commercial building fronting Carpinteria Avenue. All existing site improvements
would be removed to facilitate the proposed development. Cumulative square footage for
the proposed project would total 61,609 square feet. Maximum building height to the top
of the proposed three-story element would be approximately 34 feet, 1 inch from finished
grade.

The 24-unit apartment complex would be comprised of 4 one-bedroom units, 16 two-
bedroom units, and 4 two-bedroom “townhouse” units facing Ninth Street. The 4 one-
bedroom units would range in size from 941 — 1,174 square feet; the 16 two-bedroom
units would range in size from 1,205 — 1,287 square feet; and the 4 two-bedroom
“townhome” units would range in size from 1,495 — 1,523 square feet. The four
“townhouse” units and one of the one-bedroom units (Unit 5) would be two-story units
fronting on Ninth Street. Of the remaining units, Units 6 through 15 would be second
floor flats and Units 16 through 24 would be third floor flats. The “townhouse” units
would be provided with either a ground floor covered porch (Unit 1 and Unit 4) or both a
ground floor covered porch and a second floor private deck (Units 2, 3 and 5). All other
units would be provided with second- or third-level private decks oriented toward the
perimeter of the property.
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The proposed two-story commercial building would be located along the property’s
Carpinteria Avenue frontage and would contain a ground level commercial space of
1,706 square feet and an upper-level commercial space of 2,807 square feet. The
commercial square footage is proposed to be divided into (up to) seven tenant suites, with
a single ground floor space and the remaining five spaces on the second floor. The
ground floor commercial space would feature a covered patio area along the Carpinteria
Avenue frontage.

The ground-level covered parking podium would provide a total of 53 parking spaces
onsite to serve both the proposed commercial and residential elements of the project, and
would rely upon a mix of “standard” and “compact” spaces. The applicant received
approval of a Development Plan Modification to allow eight of the total parking spaces
provided onsite to be designated “compact” spaces (15% of the total number of spaces).
Bicycle storage, trash enclosures, and utility/mechanical closets would be provided
within the covered parking podium area. Vehicular access to the parking would be
provided from a “primary” driveway on Carpinteria Avenue and a “secondary” driveway
entrance from Ninth Street, at the rear of the project site. Room for six parallel spaces
would be provided in the Ninth Street right-of-way for public on-street parking as part of
the required project frontage improvements.

Open space and landscaping for the project would be provided along the west side of the
property within the required 50-foot setback buffer from the adjacent Franklin Creek
channel. The buffer area would feature bioretention swales that can doubly serve as part
of the restored protective creek buffer and stormwater measures for the proposed
development. A meandering walking path would lead through the buffer, connecting
Ninth Street and Carpinteria Avenue. Spaces for ornamental landscaping would also be
provided along the project’s two street frontages and along the interior side property line.
Additional open space and landscape areas for the use of apartment residents would be
provided in centralized courtyard spaces on the second and third levels, in a “rooftop”
deck space in the rear corner of the third level, and on a patio space above the ground
floor commercial space’s covered patio.

The project utilizes the state’s Density Bonus Law (Gov. Code §§ 65915-65918)
(“Density Bonus Law”) to allow for the inclusion of additional dwelling units beyond
what the City’s maximum density would allow for under the current zoning designation
in exchange for designating a certain number of the apartment units as income-restricted
rentals. Specifically, the project calls for setting aside one unit for households that fall
within the very low-income level (30% to 50% of the area median income (“AMI”)), and
two units for households that fall within the low-income level (50% to 80% of the area
median income (“AMI”)) in exchange for a density bonus of six additional units. The
three income restricted units are proposed as one-bedroom units (Units 5, 6 and 11).

Pursuant to Density Bonus Law, the proposal was granted the use of incentives or
concessions from the local jurisdiction’s development standards to facilitate the
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construction of the project and/or to accommodate the increased density. Specifically, the
project utilizes the reduced required parking rates for residential developments subject to
density bonus provisions, and received the two following concessions/incentives and/or
waivers or reductions in development standards to: 1.) Allow for increased building
height beyond the 30-foot maximum allowed by the City; and 2.) Allow for building lot
coverage in excess of the 50% maximum limit for the Planned Residential Development
(“PRD-13") zoned portion of the property.

A copy of the proposed final plans is provided as Attachment A.

| PROJECT HISTORY J

Joint City Council. Planning Commission and Architectural Review Board Meeting

In December 2022, the project applicant presented an initial concept for a commercial /
residential mixed-use development for consideration by the City Council, Planning
Commission and Architectural Review Board (“ARB”). The conceptual proposal elicited
mixed reactions from City decision-makers, with most acknowledging that the site was
an appropriate location for a mixed-use infill project, but many sharing concerns about
the overall intensity of the contemplated development and neighborhood compatibility.

Architectural Review Board Reviews

In April 2023, a formal Development Plan and Coastal Development Permit application
was submitted for the subject mixed-use development proposal. While similar in concept
to the December 2022 joint conceptual review proposal, a handful of key revisions were
made to the project design including changes to the mix of one- and two-bedroom units, a
reduction of commercial square footage, and a reorganization of the project massing.

Over the course of an additional conceptual review and two preliminary review meetings
with the ARB, the project was further revised and refined in an effort to respond to ARB
and public comments, primarily related to building massing and articulation, street
facades, and neighborhood compatibility. Some of the more significant changes included
efforts to break up the project’s massing, multiple height reductions to the Ninth Street
facade (reducing overall height by ~1-foot), and enhancing the entry elements of the
Carpinteria Avenue frontage.

Ultimately, the ARB recommended preliminary approval at their October 26, 2023
meeting on a 3-1 vote (Boardmember O’Connor opposed; Boardmember Johnson
absent). As part of the ARB’s adopted motion, the Board included comments
recommending the applicant continue to try to scale down the mass of the Ninth Street
facade. The Board also wished to express their concern to the Planning Commission
about the size, scale, and bulk of future projects seeking to leverage similar state housing
laws.
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The ARB Meeting Minutes from the October 26, 2023 Continued Preliminary Review
meeting are included as Attachment B.

Planning Commission Review

The Carpinteria Planning Commission considered the project at their February 5, 2024
meeting. Generally, the Commission was supportive of the proposed project, noting they
agreed this was an appropriate site for a mixed-use infill project within the City’s
downtown area. Commissioners did, however, share some concerns over particular
aspects of the project, including privacy and solar shading considerations related to the
interior courtyards and walkways; building height and prominence of the third level; and
the potential future installation of over-the-air reception devices such as satellite dishes,
television or radio antennas exceeding the City’s 30-foot height limit. Commissioners
also expressed a desire to see the three dedicated affordable units be subject to a longer
affordability covenant, if possible, and raised the need for an onsite manager’s unit.

After receiving public comments, the Planning Commission ultimately approved the
project (vote: 4-0-1, Commissioner Salant abstained) subject to several project revisions
and additional conditions, which the project developer voluntarily accepted to gain the
Commission’s support for the project. The agreed upon project revisions and additional
conditions included: 1.) stepping in the west-facing third floor units an additional three
feet; 2.) working with the Architectural Review Board (ARB) to address privacy and
solar shading of interior courtyard areas and adjacent living areas; 3.) provision of an on-
site manager’s unit; 4.) extension of the affordability covenant on the three affordable
units from the standard 55 years to a 99-year term; 5.) provision of free wi-fi internet
service for all residents of the development; and 6.) a prohibition on any roof-mounted
satellite dishes or similar appurtenances on portions of the building above 30 feet in
height.

A copy of the Action Letter from the February 5th Planning Commission hearing is
included as Attachment C.

City Council Appeal of Planning Commission Action

At the February 12, 2024 City Council meeting, staff reported the Planning
Commission’s approval of the project as part of the City Manager’s Report section of the
agenda. After receiving public comments which raised concerns regarding potential
traffic impacts and potential General Plan/Coastal Plan inconsistencies, the Council voted
4-0-1 (Councilmember Solarzano recused) to appeal the project to themselves.

In explaining the reasons for voting to appeal the Planning Commission’s action, Mayor
Clark commented that he shared some of the public commenters’ concerns about General
Plan/Coastal Plan consistency, and thought it appropriate to have one of the City’s first
projects to utilize some of the state’s incentivized housing laws, be reviewed by the
Council in the interest of better understanding how local zoning regulations, state housing
laws, and the California Coastal Act all relate and intersect in the context of housing
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projects. Mayor Clark further commented that while he believes that the City needs more
housing and the site is a good location for a housing project, the project may require
further refinement and offered that an appeal of the project would provide the Council an
opportunity to be further educated on how to “harmonize” the City’s General
Plan/Coastal Plan with State Housing Laws for this and future housing projects.
Councilmember Lee agreed with Mayor Clark and made the motion to appeal the project.

City Council Appeal Hearing

On March 26, 2024, the City Council convened a special meeting and held a public
hearing to consider their appeal of the Planning Commission’s decision to approve the
project. At the hearing, the City Council reviewed the merits of the project and its
consistency with the relevant General Plan/Coastal Plan policies, Community Design
policies, and State Housing laws. As part of their deliberations, the Council also
considered the ARB’s previous comments and the Planning Commission’s comments and
conditions of approval when approving the project, including the design-related
conditions imposed by the Commission regarding: stepping in the west-facing third floor
units an additional three feet; studying ways to address privacy and solar shading of
interior courtyard areas and adjacent living areas; and a prohibition on any roof-mounted
satellite dishes or similar appurtenances on portions of the building above 30 feet in
height.

After receiving public comments which raised nearly identical concerns as expressed at
the February 5, 2024 Planning Commission hearing and the February 12, 2024 City
Council meeting regarding potential traffic impacts and potential General Plan/Coastal
Plan inconsistencies, the Council voted 4-0-1 (Councilmember Solarzano recused) to
approve the project subject to several additional project revisions and conditions (in
addition to the conditions previously imposed by the Planning Commission), which the
project developer voluntarily accepted to gain the Council’s support for the project. The
agreed upon project revisions and additional conditions included: reducing the height of
the three-story element of the project by 17 inches, resulting in a maximum building
height of 34 feet, 2 inches from finished grade; and setting aside one of the three
previously approved low-income restricted units as a very low-income unit. As a result,
the approved project now includes one unit for households that fall within the very-low
income level (30% to 50% of the area median income (“AMI™)), and two units for
households that fall within the low-income level (50% to 80% of the AMI).

A Copy of the City Council Action Letter dated March 27, 2024 is included as
Attachment D. Project plans considered at the March 26, 2024 City Council appeal
hearing are included as Attachment E.

| PROJECT ANALYSIS |

The final plans have been updated to address the previous ARB comments, the Planning
Commission conditions of approval, and the City Council conditions of approval. As a



Klentner Mixed Use Project
Final ARB Review, August 15,2024
Page 6

result, the project revisions from the last time the ARB reviewed the project at the
October 26, 2023 continued preliminary review meeting are as follows:

e The height of the three-story element of the project lowered by 18 inches,
resulting in a maximum building height of 34 feet, 1 inch from finished grade;

e The overall height of the townhomes fronting Ninth Street lowered approximately
two feet, resulting in an overall height on the Ninth Street portion of the project of
24 feet, 11 inches from finished grade;

o Stepped in the west-facing third floor units three feet;

e The small “green roof” above the ground floor commercial space’s covered patio
has been replaced with a patio area with potted plants.

e Revisions to the interior courtyard areas with respect to privacy and solar shading;
and

e Final architectural, landscape, and lighting details have been developed.

The window and door, exterior siding and related architectural details for the project can be
found on Sheets A601 - A725, and the color and material details can be found on Sheet
A801. The proposed exterior light fixtures and specifications are shown on Sheet A801 and
fixture locations are shown on the elevation sheets. Landscape plans, landscape lighting and
associated plant and material details can be found on Sheets L0 - L7.0. Overall, staff
believes the applicant has satisfactorily responded to the ARB’s comments, and the Planning
Commission and City Council’s conditions of approval.

The City Council has approved the project and therefore the ARB’s review should be
limited to review of the adequacy of the final architectural, landscape, lighting, and
color/material details and ensuring the project is consistent with the City Council’s
conditions of approval.

| SUMMARY OF ISSUES |
e Revisions in response to the City Council’s comments and conditions of approval;
e Architectural detailing and materials;
e Proposed exterior light fixtures, including night-sky compliance; and
e [Landscape and hardscape details.

| RECOMMENDATION |

The Board should receive public comment and provide feedback on the issues raised. If
the Board finds the project to have adequately responded to the City Council’s conditions
of approval, and the plans to be appropriately developed for final review, then the Board
should recommend final approval to the Community Development Director.
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| ATTACHMENTS ]

Attachment A- Final Plans

Attachment B- ARB Minutes from the October 26, 2023 Continued Preliminary Review
meeting

Attachment C- Planning Commission Action Letter dated February 6, 2024

Attachment D- City Council Action Letter dated March 27, 2024

Attachment E- Plans considered at the March 26, 2024 City Council appeal hearing



Attachment A

Final Plans

4745 Carpinteria Avenue Mixed Use Development
Project 23-2221-DP/CDP/ARB
Final ARB Review
August 15, 2024



133HS ¥3A0D

ave NOLLANDSI ON

e g L0

€006 ¥3 ‘Fande)
any ) Sozb

*AD(Q 9SN PaXIW
*aAy epajuidie) spLy

R ARG

Slh e

o ._..-.-
- ._Y!-..-ln
=
e
S
.Illll.l.ﬂ_n
S310N ¥ SAWV1S NOLDIASTHNC 1¥2071 XIANI L33HS

wawdojaAag asf PaxIk P

INUAAY m_._ouc_n_._mu mwnw

 Z
g
g
L 5
. 3
)
n
g
g
W
a
5
2
5
n
a
z
3
2
5

ey 13 Gy

INIWIOYNVH .w._.m<>> NOLLINYLISNOD

AL 1N 24 L St TS, I 0| 2y e Ve

RO =

SNOLL)IdSNI B 51531 IVIJAdS

e o 1 107 s

[e—_ .

N e aar e

AVONYIW 1D300Hd

witc a1

0% o vt S eass Bonss i St 1 1451 ey

s+

STYLLIWENS Q3X¥343T

g sntuay o+

S3LON TVHINID 300D U4

- imiresumas A Sl

i it e
o
o
=
P
-
B

. v :
e T ——
(ss089) vauy oNIGIING nmmop_uv VIV LINN

dVi ALINIDIA

SO e e iet -
B0 S e e——
] et L e i g
W i me et o
= R i
ro—4
e
oan i
e wawery
P e e
proEr e
2DNVT1dW0D 3002
— A 4 8 0
iy )
WA Y TR AT T
oras i 4 e
-— FEneed e |

e e vy e AT o YT
Wiviea oyt e e S e ey
g o

A RS kit LLFILA ST LTI

pRr—" 50 s . e e

S i NS Amamdy 3 e E e B T B Pt AR W ik ok S8
o A, e
ey

et e BNy

o 1 B e Ll ] . A
s

L e
e ey

ety

0 S, et ¢ s Sy £ g e WA St Sk

-y

T

ey
atui s
= ¢ M
Ty ¢
yem palarl o s ok
s "
oo ) i ey
@ YR (3 i ] SN G 28 o T TR O N0 Tt o5
ot o 0 of 40 bt &
ey
tnan v
oury Py
- TR = oo '
e vou i vy NEEL
Ho ot iy o ey Tl it P At A3 s 70 g b
e s
ZO_F<=mezn 153roud = N
4 i ey win
e e b £ e min -
e T T LTI m—py e = <
s ey
P ot on ot i a
A e 2 o Ames
el o — o
A o
B e Lt | ) 21 p ey
] o e g ik By
8 0 s £ i R e ot S St ey 1) =
Bl o s o oot 1 T SRS ot g+ WESTOE e e - '
vt ot ey Shion AW ¥
3d02S 103rgdd S310N TVHINI9




reaa ey
Themnd T T b e
[T WOLLTIGTID DM

NOILINYISNOD ¥Od LON

S310N

B SNOILYIATHEEY ‘SI0HWAS

(4 1)

i BT

1006 Y2 uanwdey
a8y eonlar Shb

*A3@ 3S() PAXIW
*any euajuidie) sp/y

% # .mw_mu:mzwﬁ.u._ﬁ

- ——— t
——

o T anis 1
D 10 bt i S VB b iy P iy S P
P L TR § Yty e e LS e By il B i 0 15
B e T

wow
SNOLLVIAIHEEY

SIVLLIWENS - £0

o

e ey
b hth b b s #44 s y 4 P e s
aany e g
" " SRS e | ) 0, P T iy i nted ) 3
. e i sy |
R S i bt A S 8 e | g b -—
AP 34 i et o e b P YT e |
o, P e i L e ]
D b T T
- s+
- B T e e e
[y e aa vaes
..... - reryl ~ s et e .
1 e [rd 9

- — i o ¢ P,
e T T

SINIWIHINDIY ALTVID3dS - 90

ey in s pimn -~
A o e Pyt o w102 e o
ey I i i T
—
e 7 T T T
e e T ey ey B sy

SIN 34 ABOIVINGFY - 50

o I e e 4 3 R

S31ON TVYINID DNIJ00UdNILYM

Ryt S i A e o o Pt
: e it g e 4 S P P+
o ar o o o 3 ok m s o ey —t
N [ —— ~
= u -
o s
» P vl
R 5 b et
TS5 FRar N1 o By T P 1 GO A3 0 75 L0 S FRCLD Al G -~
- ] . 4 b 1 e B
v : ‘ e o
b ] g e v e i B o P T Bl B b e
i b e s el Lt e o
e ot o
YT e fdrom Ew, s 'S WS alD ‘SOnD B A LTOM Bl e 0 pa A RS 23 AT e
raeaEn [ S
~ STOLIIVH INTWIDYNVI LSTE v romrcms s s it 1 e s m e w8 o e
2INA3HIS ¥O NOTLVNIQHOOD - ¥ ke W i o 1
B e e L
A ¥ UKD Pl W T D L RO B pem AT () umam \sf-lltl'l-l e T
o " ey et st Loy
e Ay SRS o S
ot o ey @ g [y e A imenn
~ ﬂ.ﬁ —-— ~ i
= - —e ik
o B e i 4 o e v
Pelrl v oteonr
s = : o T 4
D 14 e 3 e 5 s et | e an ey s e r) |
o S e s P e o o o = i
B ) P e vl 1y b wousd y——
w0 uata i 48 e 8 b hm T et b A b e #4 S SR T oy - pryrishn e L el
toi0 S0 i TS
[ aeuEK.E_Esu IO § SouuLy T B n e e o L e i S & Wh-wg b bt
e g | S3¥NA330Ud NOLLYIIHIGON - £0 e et ot e e e e iy felped
e i —
l”...\l“!c o i 8y
o e e g i M e
" gt ineidtesda i che-)
i '

%23 Usiul 0] LORURILIG
anpags a1t 0] Lorsulg
Burrers Az pasaduay
DHRBRY et

4 jooy

e vy

L

adh yem

ey uopus

ey m0g

oL eary

uoners3

noNe (7

RS rERG

5]

vonxg

DU WS

ST08WAS TWENLILIHDYY

PO i T AR 0 0 PRI MENTE ) A1 W L 30 PO TN &G phinezy ]

0 T £ U3 10 15 S Tacmumd €y 4 30 G ¢ By T ENT FY
emaod M4

Pacs b2 ooy 3 et ma H e e i 8 G a4 Wby - —— o
e e . hakip i wt  r a G eiapind pearp e kB
T 1 4G 23 L Tt TR W e T 1 e D ETeS sDT D ans ¢ A e e o
s : ONINVAT) TYNH - TT e
oD - i Y Pl Y g o e ¥ et e
¢
i treandi cxvaure s Arompn i 5 ( g )
o013t gt A e et e
e aaskady v
q £
ot (e ) nms ey | SALON 104LNOJ NOISOHT
syl
t ST a1 35 - " -
ooy cipride s = el ¢
T AT s cw | Amazn ey 1,35 ¢ L2 s
€ g - ey
NOLLTIOW30 JALLDAIS - 20 o o s 0 3 Ve Ti v Ve ek
A Juad 2 A1 e LS e R 1
"
S 1n0-35072 LOVAINGD - OF e e e oy e A e S ey 28 4
et sy e = e L § ry ey L
Ao K el A et | R Er T s
ronen e 4 A ey Pt e e S e ey
= "
een = - Sy i
e R oy o | ] e ey £
ol IR oot g err o Pt g
=} R
t - g e e -} B e L
SIGRTNOaE = e s e
e o e i g, R S s o4 bt ot L i L g g T
i <, a1 T e e Lot g 4
voriasn peiy N
i S3DINHIS AYVHOIWAL - 60 -
gl epafiobtiae it - - wa
P ]
PREPTOR f +T vl
[onr—— T 1 ey s
[ —— e 1 frosirels BunliL oA S R 1
e o a5 7 hp s oo s O A e AL ot o AN
4 o Uk o4 4 L BAIY  h  2 £ 5 A AU | e i i et i e 4
o - §
14 mrveen nuini s e e . L e i
T~ . .2y = o
b T
e el Y L Y et W B TR U o A i ol ey T e e 8 Bt Hone S 18 8 P Syl i, o 44 s 9 s o8 b e Pty
P pe sl ol de T
[ el efododon ]
T Fe, '
A rsan eyl L ooy Ty by T e oty {
o —lr A i widsasac - AAreumin §
i e e b e A Parir i jelag-ad
i A R —— '

Dgun YRS

At o b i 78 D ) ok L 18 8 b P g i B T

SINIWIYINDIY 1OVAINGD - 00

TOHINOD ALTIVAD - 80

ez |
SNOLIVOISII3d5 TYHINID




SOLOHd 31IS:

1109

"aAy euudie) spLy

T i 1) P

a1 SRS e ST

V0P i L e i 41 L1 s




N

105 . 0 S }
WM MO0 ONNOEY N¥1d 400 GNZ i
e Y Wl H
A5 0 0E 3025340 101 ‘Tewr oy H
1 . | e 3 05 35 580°2 Buuoz qud g T 5 2 —z o - - 3
L W Bewel a0 | ! A £, - == - e -
= m .... 4 ...\u..-.. e
o wt 5 = | i n

P T T
T
A

"= ANDI ALHZA0¥d ——

Aquiny Pefaid 39 1330084

£1006 2 ‘Puanst)
Y LR S5y

*A3( 35N POXIW
‘any epRyuidie) Sh/y

ey 5383 OF

L L L = ——
O AY CYROTY B0 Y Y i
x = AN ) . “sHun un W_o_”_u..:a__s Iruonepy _
9) snuod AsuRq S OE ¥ 0 dn [d 9] RIS § RYun ]
Prenteg oSy € @ WA NI s | PRI 20D £ 07 13IANED IR SPIOUTON SUadu] =10
f:!}!!g.us/ #0140 SUNN ¥R BT Y1 |0 LT IPIEY SI95 Pdfasd YL i
oy 8t B Buaning 8 v — ~ T
A W TSy PR CITAN €0 L0 S =
A3 wE 07 B Fadwo) wir g ‘TRIeds Bunyied €5 I OO » N¥d HOG auE
{45
02 [0 SUUANTDIY FPRXT YUM ‘AL . = e e Tpa ey Ea
. N PRARSTY SWau] £ UMY FAL « hu
e nys o4 \ :
-5 oy seepowazy 2o o4l BuoByIPDM ety \ |
i K] P RN BLFUIGED o AR S ¥ woRs
= es= f 'L
g mor [

0s=  pan
(Mysuag sruog) £ = kun dl 5T
=y ¥= Wunan1ed mepray
B! 91z 052 /esunasEos'E= 45 052 4ad T asTRUWOY
Y “nrawannday uped

[
\]

'
.
“eerarn Y

a

& 8
= e s e L= T VAR

=: e -

# aa / '

e Sl b ot ) Tty e o

{3 e {wossxow) aumn () v

s 5

MM\ e i b (4 ¥ : 5 ‘ v

prad R ‘ T 2 : 17 S Y el i
= — aeits 0 B e e i a1~ . — f \ R s
73 Svawy svansna ¢ v’ % A e ! - — e

i s ey S, % - M

i QNEDET P A e X 2 : !

B

ey
0 NOLL33S HINGS/HINON

ipams YIUN

e

rated - e .
SO SOMINIG u-!iua. _..EEHBI




iy
I

i ! AT S
= zZ.p.Q Z-
H -3 W €< 1 <\
i ANIvI_<.P sp _
m- 2P 2. N MP WP
«P.Z 32X A MAP ap
ZN ®Y AP P
tﬂ«u. wlio Z MIZoovol _Myv. fv>3UZP ._ZP- P —
.— X PUN 3 < Z.bv LIRS
A Ier. s3TANIS HzpuNy 4L
\ | Z VRN P Iz 1z
\ » " - 2N .2 - _
1 i — o, BuAM  PeM
as E 13 4 . £ i - SSHM ZUINM MM
} i i 3 4 L Ik It E ER5N ¥
/ £ \ ¢ L hauddna g _
™ . N (- p— | - .z 36y bis <
' H4 L e iz N oy P3.0.5 M ¥ ... <
T — e g 5y X | o - _
1 ", 1 .
\ g ] ﬁ ! I
¥ &
| E2e s Ao a5 i
\ ) .. . I R |
| i ' 271.82] 7
\ wm | # PA/MNM <HZPIN " _
g 4 g | b A | : . -
T L i oY w5 3 i !
/ ) =) 4 aw aa W . . I _
£: e ", B mn
f— w TS H
\ T =T S I S , |
3 o 5 " = 3
y [H o 5 I " = s ap a _
\ - - - . f:
. ’ |
/ = 120-152-600 NaY 3 s - _
1 h 18168 $7G)LLESST . - B o g
: ot > b g = —n -
. oA . A -t S - ‘ H " _
\ . » /- - =4 ) _
\ *, G L = i | B~
a8~ Fe, A . __M By _
p p EYY
/ a . o % e > F ﬂ E
/ K - [ Rl _
g h B _
\ 3 o - o “
“ & - o 5 _
\ o - |
/ 'p.* ]
/ L5 - - ] %k
b 5 R H
\ |
(d3INoaNvaVvY) 3INNIAVY HSYVY = |
..u.
- - N
d ) o .~ L
-
\
SJVH 13DHYd SHOSSISSY INTHEND
13d T4V NO3UTH NAMOHS ST30UV ONIGRIOBNS TV (8) /

v (1T 5 402 HOOJ3 CEQ¥N OL QIAVI0H
ZZ0Z OZ Tl G2UVG VSTSCOZIRCFYESS ON T1LIL ANVANOO
UL TYNOLLYN ALITSIS 14033 TTLLL ONY ‘65 30Vd 04} ¥OOB

P21 30Vd '81 3008 AZAUNS 40 QUOTY KON AILVINOTVO =3) 1ih

- Izeg

s 1ezlisy §2MT.
952218508,

9528 - -scse 9sihgse @ lez-
£/7 .1'2)6609 1S/ 9SL).55¥ 95048

ANLON i S Gy s = b /

*  asoe anam L WO P! /

133401 €1 = NOILYASTA Z5-97 SI0Vd 212 %00H
AZAMNS 40 QHOD3Y 40 6 NOLLVLS ¥3d BOTAYN S| WNLYA TvIlLLIA (2)

v s'isz('/sv {Z Jussg ®
B $SSHGS% 54180 (2 >21929 @
B S'clir'ecse {Z >i'y @ 26°9F SIDVd ‘ZIZ H00H AZAUNS 4O GYOIIY 40 '6S ANY 6 SNOLLYLS \
LES 1BS §$'5h2L'TesV .. Nyl 'S 2102 HDOA3 20N IMv SALVNIQMOOD 4O SISYB TYINOZIMOH (1) -

d¥W DIHdYHDOdOL §TITT ~ Eid \




1'0-0

133HS I1LL

et I

i
g
g
Fin
t
i
3

bl
ox
8& 5
o H
e W o
z3 o
m= >
a5 A
>0 03
o Z
»> 5
gz o
¢g 2
w m >
m
Dy 1o b
premEe——
A Ty
T e =
b e
RS =
It
.. E T
i
N H
: i
B g
-
F
H
.
s

ONIONIHIINIONZ

eauenvAajijsti Y

sy oumMrass

‘aa-208 (a9l
10158 v2 moeg s
z

g e w3 01

wamzonn W
N
STVATEDOH ANV TS 33vauns sy u
S e oy TIvi 40 0 -
Fnwou ™
Vo 3 uy
avus "
ELL VANV SN0 ld) 3avHD QIWSING L]
JviiE  vaevSnowEam Bl 31303 G2 40 90, =
Ed VRV BN {3 'HOOW QIHSING. -
Fvim ‘oSmauSTO VY HINIS LVURYE u
o vao VA aus T VwAAGNE I
s X > NOILYAITI 30VH O8NS -
s s e v WNaraAvd 0 3003 w
e NvsamIIE =
i PLey 100 (ST 30WH0 OraLsa 2]
o= rzo o v Mmioou e
57 4920075 -3V VRUSTION (555 mpEBTO@E Wl
18 0MIHO BN DD 123
" T ONLRAIS Q) SYHEONYD ULV s OB UMAKDS e K i i SN Y e WS
aEaTiee o3 wmanma - Cprh i
erta: Yoo 06698 t500) s onasuvd r
» 04 ¥3 V1IN UNONOD 0D SALON3NOZ 000
T T LTI 0N YEUYE IHINOS v e
o B STV AOve Worars103 .
DaAmmON Ve
aviw vt INDALGD w NOUVYTIVISH LOT0U OL SHIWTYHD
COICYVD YiVBIVE VINYS aumenos
a3uns uS oSN IV I TVIY 334 e W
VSN MY 1DLUNOHY ZVISENYL wouvTvIS
vauv v v TMoRoLos  ma 40 5AY0 L DAL HALYAA WIS 1531044 Q. BEINOIEE 130K
1241494 (02) AB GISTYLS 7 OIS SHOUVATT AN THNLONKIS (TUND 1S €
0105 V2 VHVEUVE YINYS IOVHO TYHNULYN oM AT TR =en
ISTIVOAYSTONIWO N b NOUYTIVASM JO SAYQ L AHLM KUV NVIT) LIT0UA DL INOLS
SwOnA1ta 3 WU B O Py v e st
@ vD CoaMTDM 1M waw ma ] OLVTIVASH 40 SAVO L LM HLVI
INORIV MLHON 251 NYST2 173084 OL YOAALINS CISISINT Y A8 D03 (SHOLVATT
RO Lo ML wam HOUVASTI L3 3 auwwodoumsy P 01 % 37Vl I1OLS INFHATON 10 SHOLLVATTI HOUVTVISH LIninS
T ey NGILYWEOSNI Lo3rodd T 530N NOILONHISHOD ¥31VA NV 19370Hd
1names
Eaia il
LOCHH0d () )-ii]-l.l
W POATT e *
e 53000 WHOISS3IOUS | |
v ¥ TTV 04 ANWISHNG NOLLIGSTHNT ONIAYH ALBOHUTY T RN - -
LTS v b 3. a0 L
AR 3 T O 3. e
HO4 1K AT LT
i A LIS SaIVTHON3E .
5119 ¥D v ATANO 1
3%08 0 LNGRHLIA SRIVITIINIY HO SLNGITINON S1YDOTS HO JAV KIS 10N OO ] -
L) = TN Pratuy T 3Vd b’ 153108d
YIZLr9 (5tm) WOUDI1GUA INITWWOR ASNS LI MO
o8 0 VRLRRsYD
5mas ws 000
| JTHLSI0 LHYUNYS VIHILNISHYD s G5 RV MO W el SeTeORLE HIMIS AHVINYS. ]
gz tson 132404 CL-NOUVATTS T34 EI0V Z1Z 4000 AJAUIS.
107 0 VIS oLk swo
3N Z3MA YYD 1
IMLSKI ULV ASTIVA VNNV waavm 259 STV VL2 2000 AU S0 GHOTTM 30 55 TV SHOUVIS
o L102H00U3 SIGVH 3 SLUVHGHO03 40 S5VY TVINGZIHON YiYD AWYCNNOR sV
S5 (am)
o e 792 NSNS GLLT 1Y ML D) NI TR L A
OTN WA MR NOT T MR S N e B VPR b IO (A D OO ST . TN # -
SHOAIAUNA ALNLLA SALON AIAENS VR ALNISIA GuInE

€10€6 VO ‘VIMILNIdYVYO
IANNIAV VIH3LNIdHVO Sv.iv

VIMILNIdYVO Sv.iy




¢0D

133HS S3LON

Bra o] e mwy

o e |

e

=

ot

n

€L0€6 VO 'VIMILNIdNYD
ANNIAY VIMILNIDYVYO Stiv

VI¥3LNIdEVYO Sviv

LY TS 1T £SO AT P S TeIm

T S TR S Pery S ) AT R TS0 0 20

IVHALINULE  UAD

e mm b e

Bt )

1018 v2 Wem s
1873 00 rr3 0LE

DL 2 1 ki Uy AL ALY a0y i ST LT

T

PR W oAl T S

oM A BIY AL PO BN IS0 WEONIOL3 U AT ) M IOV 8

S nuare W L e LN
00010 4 L o AL SV S ST B S (10 10 1 ()

WUARCL ST ET v a1 LY Brmm WERS] ) eS| KolIT)
« gt oo

U LM TRV L5 LA (85 02114 M SO )
VY1 YR 41 S0 L) M TRV BLES 1 40 G VA TN b 9Tk 18 VY
RRRIS0 B 1V, 1 1AM S AV 00 AR MV e e VORI 14

]
11 115 B 1o 01 oy Q) WREL Ty Y8y LT, et FERVUAID 140 1 P

00 < L AL LY LI I 130 Lo L OO/ 0 (M w0 Qs by et
TR 1123 Ko U TR A GhY 1481V ) e B

NV T Q11 U T PR NYR B TS ECR Br

S
IS W 1A ) ST iy 401 T I TN i b

AR T

L e 11y s e
£

S e 2 orka ey

o PP B4 0 14 5 1w B Y S L YRR [ WIS RV MR T
vzt 1o AL

R 1151100 O M L ATYCAT 1 14 TRAA, LI SN B OL B oL 31341 TN 21

E1oroy 3 2910 T n e |

petsiliie it e

54 VR 1243 T XL DAY VD AT rrVLL L LEN10)
TMAAS G254 ST 04191 ) ) DDA FECHRS (9 TRV RiA A0S Tow
A ATy S O T R 310 B TR AT R T ¢

sy,
011 TR D Y SANTAIE B 1 O (X 10 B B
Svica s at

FEL Erert e (K el e vm 3 (U0 0071 4raivEmi 9.

e Y e L ot o U vy

ot T bt e

AT o9 MRV SOV LA TIZD A W1 JITLEND 1 LSS Y Uiy

110 300147 19 100 AL O ARV IWYLE $5) LTSS A B
aLI AT B3 3 TR <] LR YaAT) G £ MLLLIVPY 25 T e s 3 e 51 TV

a0 mYSo N @
NI B B (Y RTINS Y £ 754 SV T W SHAMATD ) U3 10Y
oA TR THR LA ML HE03 M 1 ThAc, WA 3 B8 SIS 1P

TRaT B 18 T s 20) TARSHA ) ) ThA AL

4rm0m X 4rm gL WA NI oy
VO3 By NSO Y N bR AT 13 RG] 0 11N K0
4070 . Bl A F VHLAOL M3 1D o (FDLIAACE (VA1 o P St K

]

2 S AL BV

@ oo

W saoR

Prreran

LRI R U G0 1 B YR LA 9 P3RBT ¢

) e vt 2P0 B0 SO BRI N kgD

LTI T

L

) ot b

P ——




1°¢-0

— — 5
NV1d 39VNIvYa v
QNY ONIQVHS Yk _ _ 1
Pz
SUNIrAROH.Ta MOU 50 QNI wirtal, Ak MR,
bty A -y
T i L,
R P

o I KFBAITE
v

c
3

i ]
ATV GILS10N 38 TIVHS WO 4O BTINDNI

amaw 3y 20 v w1 S
33 M3 STHTD TY ™
TI0LO3 0L 4OLTUUDI NOUVITIO % o 1533 30 v

(OUT8 ¥ “wracrg rurs

068 208 (509)
\oug e mea gy

o
bS]
On
o0y
A0 B
2 O
53 Q
m> » "
35 A el i
A Ho -— ¢
>G5 2 o e Gi— ¥ ]
0% m N wr!.:n.k.w. w D
9 - 31
gm A —d | |3
22 > o
m : a1 ¥ 1
. Y | o | |
A = [ |
- 18 RS €00 Waw
| w ¥ VRUSLNISUYD Srir
133470 39 30 FH
TUVAITYH CI040 B4 40 HOLIYD0T I O C25va LYY SV N 2 MIBIPALASS GRS WOGIYS H i
103 VYIS YLAYS Y34 ADALE ToveTota GOOTS 3md 20 P SIMTIOA Ny 452 Yo 1 OSAAD
SAL0N GaVZVH 00T
1r3as g s G
T v SfFR e
LR VPR LTV e e
1D LTS T YL ¥ 13 NS 203 TS (D)
|10 L3305 28 Y130 6 VAU g 04 50 23 LonENOD G
DT TR W L e e et (S
| R A b OO b (et (D)
SEIGN NOLLINHISNGS NIVE0 UOLS
s L P2 13D 0U¥130 b3d TVM AUS oSS (D)
L ey B .
i IS CMNYYHA 2HOT TLVONNML VIS ©)
s sl
¥rng, oL
e 117343343 £ W30 ¥34 SHVLS USuW0D 100ksNoD (D)
- el T N e L L O) s»Ne
[ —— T R I O] o
e o TS S g
o e s e £ NI 8 W W T s T oD (D) il W
e T TS T 1
e T B BT ) . ‘
P ] "
aa e PR e st o s () e
i *
w 110 L33HS 1 Y130 43 HODTS AVMINN0 LLIHDHOD LINHISNDD (D)
] @ { STON NGLGAHISNGS SIS
H
- 2
o T (D)
m
| by - | v . wes @
) -
E z ©
m -
m §P 519 J4AL €T MY QUVCHYLS DD Y3 12 AUToN03 Lomussin (D)
g
e : . e
o n STLON NOILONHISNOD AVM 30 LHOMH
8
)

.
iS310N VaaNa0




¢¢O

SNOILO3S 3L

SrEes] e e

e | ea -

T s |

(TR e

EL0E6 VO 'VIMIALNIdYYD
INNIAY VIYILNIDNYO Svip
VIH3LNIdAEYD SyLiY

e el P warian s 11

e S e o

APENEINELE S VIAID

¥2 esaurg epag
I

noo

DHIDNIHIANIONS

eauepRajisy /Y

ifi

o

sy

a)
WOLLDES A0 fm\

" "
s il
2 IVRE-T |
= T N
i ey
“ varoceamated |
B = e e
B - L ] |
= |
|
|
" I "




1'€-0

Nv1d ALMLLN

€10€6 VO 'VIMILNIdEYD
INNBAY VIHILNIJYEYD Sviv
VI3 LNIdYYO SPiy

1M I LSy

T

UM Y LM SISO (o

:_.gea.__..;q:E@

v Sl e Tvizia
Siemaninm

(0140 SV130 GUYONYS LML U1y ATTIVA VIS ¥ TOURE NOUYGAN 503 G
n5Ea Gaona i
Suuau 1w 1o

STVLIA CUYQNVIS LTI WAL L,
HAINIATY un

1 ooy
M 104 V3IN3N St OV THRSSIUA QIO Oy ST THANES Q1Y Wl HowHE VLA
5 SILON NOLLONMISHOD HALVM

A T V0 W W e T (S
P TR e s TS PR TN

i = =

o G

o gy
- armiva ©

o v omsia oy
MIMI5 VI3 LNLVD 34 NYI DLISIIE OL TYALYT .0 19INNGD GNY IAM M35 TVISn

IO RSISRETERGS ViRaEs v

IO SR oMU 01193003 (D

INI'ONIHIANIDONS

ARENLINNES s ViAID

T T T O B e (D
SAION YoMLoTa *‘

st egan s e
i e
11 D Ry ru

{oaug oy g .

T T T




L0 eI (S) e wEnewRrEEeE 0D Ve TERE))

\,
5308 V0 u3n0 \
T2V vad X0 2 “ A

133Hs WLIa .i..a._rﬂu

Chiad Al Ao
Pttt I [FITecreT
/T - | T v

[ |7 s | S141 98 AUSHIA
L | | Soma VoL savariod
i fordennprs ._% _ il SnowaLad

| T TR = l._
]

H23L0ID 18 RIS Brvifer T n e ol ke

4 ! } z g §
i
= &
i #0331 RV T\- ,1 ‘ .@m i

i

£

i

3 L.

R wessnems /b ../..!..ne...\ciu

i AT et | L = - smae o
i i R f
*\ —— -Arl T~ s ! \h ¥ f vz
TANOTIHOH \ iy | o e
W i T S ——— N e Tenen sasmes W&
i ST o e |\\ = B e B 20 s
N IR E " oo aApoy 0
ﬂ_11 khes o 5
ey i
wrvenary — Pt
— -
5 (g) 2= ‘2 n I
TOLLZEE AVIMNTYA B0ATd TYOIGAL W/ WiE) ﬁhzﬁtﬁﬂ-ﬂﬁﬁuuﬂﬂ 5o IS0 131 1V 1 NYRLEI0FE =

€10E6 VYO 'VIJALNIdNYO

JNNIAY VIMALNIdEYD Sviv
VIM3LNIdHEVO Shiv

FEA R e
W M (I
11 i N
IJYISMHVH AB GIGHNOA LON SHIAVD i s e -
7 AN SIS KVNGR AT TONCO 3] =
- PR _ -
/ 7 %06 0L 30VHDANS L5vevOD Fi o ol W S v T
J / S ', DY ON. TR A b i - = petnered
d £ aindemaci = AUniM a3y T S e
qu gt Tie 5
By P e T
JRRRN [ AISN30 YV A3 0L 13VanoD T e TS AT ) —,
N T e meeni Sy ey s s = Vi =+ B s N
NS ot S D WA 83 NI 3 §
At -— GNYS Draga3s | e VTSN A8 M T Wsive —,
[ AN / [ Waad Ny | e
N o - e \\a X 2o 308y
snomsawos NN YONETO I STV fearmy Tive WL e sow
\. sonunen \_ pmmmmorm o D = | - RN
SHIAYA JLIHTNGD DHIOO WILNI ATL —_— LR LU PR TR
snsa\ w.aww._.ﬁ“\ / yuzass
it 3015 4 SOL LNV
Tesszov Sy
i
" \
IR LA . s B SLaT DM AUSHIO
B cs..a ./ \ . I — e | X oL v
s a e : Rt iemvate
ALISNEO XVIN %50 NIF OL. - - - =k NS NYATD 03LHOMM
= LIVNGD ONY AJNIYDS o g o MINDD 40 HLGFT Tanova vura
fa— Savioars 21 ) ! Tomian 21
T 14 - . Yy WS L ———
i3 .~ _ AUISH3O XY 45 0L (ovan0d 4 ; stnsuase
il | ST —H | st thonarva
=T — SR T ; =3 — - S asaiom
vl + __ = = .ru.]_vc Lk v Tl
| L 3avasouvi a8 a3aanion 1on
| Dimaae aain Fo03 CAomL ., =
L
sy PR vrwvams =\ vmzzmen

a
H
L] '
=
otn
H——
m - %
m D
Gl
= T I+
] T b AP0 858 0L LverioD i\ am Sun.av A | |
§ F e " 3598 VOOV 15V 5 Tovans AN paevesn : Yo oo Nyl ivanoa ! T 1
£ ( SERRE] w5, 2 Ty SO
£ B9 £ s o
R 5 iy e 3 e 4o dziuo
I — | b - oove i
& \ | suvoscun an asonnos sow
of € \ | Iz 3umn 3908 oL yd o
2z L y
L - -] \ o R—— R ——

i 1 5 S B

T=




ol i} o L | | 4 o ud § i § L | ki §

T EE 91 T el W)
1'6-D wSaTEEds) - Wi SsY RIoTes e vis L OL) e VL LNOHSVA SLF¥ON0D
7

NYId ; M acmm e ——— _ §
JOHLNOD NOoIsO¥3 s .4 |—.|... ﬂ..l. CRPREE MRS K — “_W.. o s
| . 1 .

£
]
. :
=T i
§

B A e Ui e g Ll s

R i
]
i

:

g 7

H

o

T T : |
o7t . L
= ™ | e \;r
Ty | i

¥ 4 T = — Wi

e —— P — wisaoancil

m
:ws_oﬁhnz.# 01 21 UNDIHDOV AMSAHD ¢ R TS \.. YOI 24 AVDRIOOV OIS £ PR3 1
‘Stared ML WML LY B PRy E LA | HOWDS Y &

D8 3 C1 G L T _M\n VIS GO0 LA L MITHOHZIOVIS

VG MvIS

v
i | T et £ B B Tt Fal + =
1 ' M3 wnE Naregas onnny S -1
Oonravas oy W B £50V1S ausvidmal #
: e via e~
e

Jo— THVAS 050 £ ™
vasz e e TN 27

‘LOVINOD AONIOUIWI ¥NOH 2 w

LTINS SHL 1 DL VIO IS LINIIINYVILNT NOALXNHISHOD azrTevis (131)
e coe et crml s (DR

13N SHL | 35 WI3033S Oorwadaws (T35)
SNV V130 W34 GALOMISNGD

RO EF R T TR B
At et NS R

L L T e T R e vy 5 )
R e

I oK TIOS T

0w T oass €T

sovsn v G .

Fmiois e ([T » @ o @ / N

TITRRTAW =3
T - | L 7 TSRO0 % /
Soronaum o0 (S \
oumns Tovas (@59

omwvID DA (EH
NouvOwms VM eVIod ([T5R)
oruouTy 30UMOND ()

€1L0E6 VO 'VINILNIdHYO
3NNIAVY VIYILNIdEYOD SPLy
VIMALNIdYVYO Sviv

S e Sethey (A
owvnnsios st ()
NOUVLIIA oL 40 NoUVAISRI (E3)

“ON3937 § NOLLOT3S dWR

AT e P £ YR e I

TS Nmoda |

4015 HO 310N NALINYM ¥ SCLAOMA ININTOUC3 T IVHL GHENHOOTY
TIV IHOAT AV,

AKaNred
MLSNTD
‘SNOLLYS0 ININIANDD 1Y 3T ¥00LS Y TTIVHVAY

st 5t
NIVY 241 DNRING SIPILTIV LY TIVIYAY T8 TIVHS XUOM ASHIOMNE
2404 MTuD AGOHVIS 035V ATIVOOTY SIDAI0 WOKLNOD NOISDHI
= n: o IvosvEs

'ANPV)§1 HIROLOO G MOl UIS 133F0Yd SHL MIINIY O1 TIASHOS TN
E LoTIAIa s

~T SOTTONA ALVBYEON V) SHL RGHA

LAY 4O §1 MV OV ) KIROL20 NAINULSE Dy MUY CITIAEM
FTHVIVAY 8 TIVIS S3IOSTUNGVIN TOUINGD MOS0 NIHIYIM 134

SquvevLS

1 3L

! o
NOTSOMD UVIKLOUckSY ONVANYALI HO4 SINTTIUNG SBiQH 50 UIIT
HLIONGLETHODA Tl 1Y 0¥ 30 TVHE SIUNIGS VNSV TOULNDD

2

1
STIAIUSIUNITVIN TOMLNTD NOISDIE TIV 4O TINVHILNIVI QY INGTIIVY
T 1O TIRITHOLTIY I TG FUUVINISTTY SUTUMO O WIRMO L ©

IYHALINULE < TIAID

ANIONIHIANIONT

aouep*Aejiist Y
:
t
i
i
g
£
;
H
¢
4
:
5

]
Ay i
8 2 Wowsg e

-S3ION TOUINOD NOISON3
g " =) Bl 0} L] L] E] * Bl




i

LR |

10948 J0ACD

W

111EN

-9
~
-y
o
£g
gs
37,
@
EE ]
g
La
»
<
®

NOLTTISNO:

et |

LU

3
rvrdont it iyt
wouED g
e ur P
o Py
YTV TS RN B 0 SR R S e B N 2

1
a
za
]
al
L2l
o
a
o
n
n
a
SUYL30 N YORDe a
=
bl
a
zn
n
£
m
o1
0
oxn

-
XJANI L33H

1]

arsm e
el
e g R < bt
i o e o
‘o g
Oasmnats; e vy ——
s LT .
ncmatery anery Lenrry. -

ISINVLIASNOD
- ey

TP W Ut mang

£1005 v3 mapaias
ey e Ship Snapy pmai

*871vY.L3a 103royd

]
P s B demprmy s ¥ €29 et e 20

acmvdopar
________ DA 303 13 8 10 pagey 5 et pcions miy
{NOILdINOS3A 1LD3Irodd

€10€6 VO eusjuidied

"9AY euauidie) G/




uslg

uopeBpIN uoHoNASLKOD X T

VO 'Bueu(die]
any eiajuidien spip

by
o
=

R

]

+ uoljjsedsig il

wameomwa | 1 ]2 0

aszroud

e e T o T
26 TP TR g EER OO0
[ R e e

CENGINILIMBACI N —O——O—
LT
S Y Wk
TEINOUIULN T e

3TINAIHOS ONIDONTS

JEEVERIS
1524 a0
123UV FevosaH
L

U0 IO
Vauy St

sis8F sy

ey
oxauspa
o b

SNOLLYIASYagY

3 04 36K & TN ) 0N L LT WS Y

T o e [ o (Y (U3 ¥ i Tl Bl
A L M T Y B LSS TS DTl Je LT S
M TR ) EIMYN T Uk S Y RGBT
DO 8 AL e 0 LS S
0 B SAESLVIE A LW e WS 9 RECD Lottt

e 40 1 L) 5 ) () ket
S PN IROULL TS Sl e i S e b

el 43 S e TR 0 T DR S T W

¥R A DALY G Y L
R b e WOV I @ T S VB B {rnded IAGEME
A TIHLR NN U 8 DT Bt T Wi A ) i DR

Y Tl a1
HIF LA LA B TN P T b i) - )
i VO S
LA e SIS B A LI 13 Sert
Sl Sy Tz CICINEA w5 T BRI =
Trbal BTIVS AR B W L L 3 LI
R Pt 0 T Y N 1 TR MO TR T
FI AR il VRIS SIS Tt WL IR
0,
] 3 L ) S D Y 3 T S
s e W30 32 T el 1 ) Pote SO
el ey ) S TS s 4 T4 Tl
T T s ey auﬁt;

VLB 1 s DI A T Vet SIS Y

Avoewe VRIS il T I I 4T S St eyt

SO 23 B B Mo T 1) e TV T
& e T T o R ]
P el e NIV Ve ) T e Tl S b
ik AT T DR ¥ 3 T B Bt RANSIAGS M8
FITTI a3 A e
Shonte TNy MOV Owr ENYL N e (rerie de) )
D ST B R TS 1 YW S A 3

H{AD070I18) £1#
+ZI# TYAOHJdY 40 SNOILIANOD

T B T v A a0
MV e v Py KD VERM Sl 84 LR M Fowee
e e AL AT 3L i w8 N A I

P XTi 5 A EYLT e w3 T
) e L2000 Gy 0 WO P b Db ) Tt -
I CEtor I A 31t TEa) 4 ST

S3LON NOILO3LOHd 3341

. e
T ] Gt BTN 04 (VLA B 8 WECS 0 R £V
B0 e B W Bl PSR £ MRS ) S AL
4 B RO L e 4w RO 3 T ) et
i Bl o i
B e T e KT L N SR Y
T ATE TN 0 Tl ST I Sl | AR
- o P O GRS
o L B TR e VST P 4301 Lo TP 5 SRR
H R TS 1 Tt ] S Sk i Y
“ETTas e o3 E o A S WA v T G
ST P N e ) A8 B S B 1SS
R S B D A B i £ T T e
TR EPR Ty § 0 alv b ) T
ey Tt
o D e o v e "
u = LRIV BT
e e BTN Ty e 1 2
% P -
I ot ANV 5 S ] T M B T
A WIOGA I T TN 1 e T S 1
O s Tt LY BV B ]
0TI TRTIOR CAIAITVGD Bk 13 ST TN aur 3
S Cow {0 St LK Bl 3
AN LTI ST TN NI T MR S0

AL IR 1T i
P e s B Ve P S s Ll TR S
3 AT 2
THUS PR L YT LI T B T E R S L
R Moo S AT (e e T R e 1T T
=

H{AD07018) LI#
+0L# TYAONJdY 40 SNOILIANOD




01

e.,
» i
o 4
N
2
a
2
h-]
o
a

=i

s e e

ey e XU, pagrend
arorongy o s ructeuy
BOUES FHOY KIS PRI R0

ey Bugpraer) 0 £13p0s ey

5
» ~sle
= 09 Aoz fuspyp s pars
]
-1 M.v A yendis g |
-
5 35 i ja 1207
s B8 eouso)
{52 o
383
2 > ‘yekn soum o1 darcinsss ko
2 aupaton B
& oo 04 Kuaars g fux vy
o orasropee
s
n s .0 am o
v pn i b

Epmuony

ey gy s g

by mar vy ' e
ST oy Srr oo
i i P o IS b s e iy PP T AT
- = & ey, gy .
s oo —— T rats ™ T e e
IHOAEd Pyvpes
40 NDUNIULLETD OV THNS0100E SSH0aNY oy e som i ame 0651 V1 WodaEI00 ) g
r S3ONZHIATH DIilL eeShen dsuie  osoweie merbwmds e 0 0 b C - )
Mool PP P ey B w1005 (04 A PR PR i) FERURT 0 RoueuE
POmBn) LNFOUXIY FO0Z M [ ANTD PUE o N 'AKWV PUS M W SURH -
r STUNSVIN NOLLITLONA L —nctonm
— - 2102 Seum ety SR o mpos mIeuE
L SNOISN1ONDD T, wtem  mmww  hmpiomscmliam ey sa n W L (02 Bmung o
= NERm—e =g — e e L .
€ NVTd 3US i e e e * o SRINIHLIT
o
T AMOLNIANI 3381 oy v ——— —_— T no o e
o
z SNOLVANISHO oAt s (4
AHOLNIANI 33UL
L oL
QNNouSNIVE R
)
SINZLNOD 40 378VL et g o R et
" @ el pue 21t v Wo
s o lauppe u 0L wimoa
Vo 592 1 &y STrdhin UM D) 16 Y 0] KB PRMAOUT it oIS
o v sy s e vy o usman L
woss g 0 woy ssanag o agee & . . b g 00 a0 gan s g STMES
o uawipa aw ansye Ludost ool a0 ety Lundad s
d 9 OGN [TREU s PAACLI
Eumles 490 WS € e sDan wruxdol geurs mps pue & B
e v} = N o7 Lo s 0 ues
e K vl o
o Dy Agen saary Bunch, o) Ly oaumks sUICORD ke w08 wOmPOpT Aay| AN ALY Y
aNnouDNIYE ¢ :
e e e
T s i 2
e = et i g Popeas a iy ol 0 Sy
DT DSSSRETABIT DAY / L0 {25 01 v ey elesler M vou fom M 1
f1000 yplpoosiicH i e g romoy SBoq zzane STUNSYIW NOLLDILON 3341
woury v
souoy WS 03 ok
UOIRTRI ANG WATSIM Ty s TP pos Aaxhun 01 AUTS WIFICA 310 FIAG SR
oy pauedasg n ey oo c Doou sy 0 ™ 2 ddy s 2
W50 207 U1 A P s T A o
CHDLE D Vsl g orpmsan et i :
cee i LELIY wa bouen 4000 oy 2 ———— ) Burgard pouaacd yaudso Bogsnn.
SO 15 UO L) 14010 L L 3 A O 52 1 5 L) Bow -
i s NN 2 AU (220 O ) Y0 LTS P (DU o s ks pomcg n mals
dnoib “ S arrn b e e e 2t kel o
UBep LY RES TP SNOLVANISHD NV1d 3US A
& = L —— i L

LU



€01

A

-
Vm
|
o o
-]
@ d
o 3
z
h-]
]
a

v

&
5
&
9
5
-+
= 3
-l
£
>
<
@

P e R ] - Py fmie) s

g s TR LAY
Rk T 1S T B A [ etk

e |

ol - =




1

ol
.

looj4 =+
sy 1§

punoig - ueid BunyBdry

-y
b
F-N
o
o0
-
=5
2T
g5
Lo
>
<
]

e

LU

= 1)
u = %
=4
daeununTd
w
AUIH4NG HIFYD < LHOIT HLVd
R e
AT e T i o mvziiios @
o S e ) oty 4 S
LW SISV ST LT L S T

F3INA3IHIS ONILHODIT

e

SIDHVIUL AL VESIA AL MMLAL

a0 s 5
T a
-] n
i an
] o0

e T
- o
ey i

'SNOILVIAZYEEY

2 P gy p iy,
@ X o e avaeuiaye ja ¥ oy

J1ON JAILYNY¥ILTY

s
(4003 PUN LR Laa PRRALD M T 7Y T
Dm0 3 s iy mirnpa

<

oo L3 4q peovir] 31 @ (VWD LT (01D TN £
TP 4 DA ) LD Lo VY Bt |

*S3LON TYOI¥LI3T3 B ONILHODIT

133Y1S HIE



o
-
-

= T
et A \ -
— —— —’
£l \
Z i \
a8 3 \
=4 \
E _..4_
& \
a \
3 \
2 ot
T
r.. U 0 e
m \
\
!
\
A\
\
\
\
B
LA
X
1
/.y
W ’—
— HY um_ \
5 g \
a BJeUILLUNTXS < \
o o
53 Z
Eg- %
&3 % o
L2
ER = 54 L
o2 = =
> o == L
4 < \
<
o
o &
1H2MN ¥3LNVd
Egﬁigﬁ!nizw
st S0 R .
st T
PCagiar] /9 paaraxd 3q Gl SUOYEI0 Ao Pur B | b a
:S3LON TVDI¥19373 ¥ ONILHOI e M N
] dAy
NS o
B, P AR R R b T S b B N .
B w
st s b s f i s — &
iidem eECIOestEER asnei R E oemat R .
31NA3IHIS ONILHDIT {SNOILVIAINEEY

et |

W

23

e

133MLIS HL6



Sy Q3L T 040D S —
rA | 3250 iy 1T HUM TN 334 MAL I ROV
T HOLYSOT 1IVED PRRAOD 0RO |
34 “IN03 5 NN VD
@ QLGS HaMOd TYaRII T
- 307Gk OL AL VKO
- _ il ]
ehea ]
- “ 1o
e 2 =
ng 1
gd =
8% 3 4
Eh :
- | (21 2mp G373 O TIAN ) 0! ot et
3 3 )
] sk nd ma s sy it
] artene —1
B e -~ . 3]
. V
@ Towerna i g e~ _ L
3 .... QA0 W T, P LI | 1
. e Pty i B A0 i a3 N -
€ PRRTTERD T Sy o] b
3 ST e AT 3 8 S T AT S TR B SR ] !
D37 20 AJMYANIIO OL HOTE HOISVI ALYS GNY DK TG 3H1 AQ TVAOHY IMIINTY e T ~
w0 (L 38 TR OB LA 0 2031l _
= 2y o 3y b Vi
a : e
“onigon =
) &
I n
-1 NOISIO HOLYDIED B NI = —
MLV 40 250 LSO AL HO L QY CNY OTHAR N V103 1L HLM O3, AV L J
T
v G
A gmad, i
i v s R L
INOILYJIHILNI Al IATVYA ]
—e— siesvo.e e
IS e sITSSYR 2L s
N — sicssvisz nana
. e B e __
Q M.u — or TINGIHIS 4 ¢ e
23 —_ e — nainis 2
ER- 2
o3 _ or T8 I e
33 w
b o ov a2 na - 3
3
28 SONIZIS TVHILYVIANITINIVI 3 m
<
® -
T
:ON3I931 LNINWIND3I
T300m v Ao
T2 404 CNITN INENSO3 T35 NRST Ghiy S BN S -
3NOZ HEALYEDRA <10 0 ATVA TOHINGD
PR (10t TGN ATTYS LS DS LY GAUYIGT TR AL
noos auN. v Y ks s
VIV 0 152 1) 00 TIVIZ
L 153001
B Wit Y
8 | 3 T
A Vi e 0 A B o RO U
oA MILNH B r s
CNIeT mancs 335 sinoznouvone et f
i s o sonmans 4
i oo B
S v HTE0IN DO}
ok e T
A i
T TGO TN 21 s S0 5 wnizeer Y
A4 WL T oA, W
RO R DY e T
a4 wiie sai
AT T4 T T 24 ¢
R e T R |
3 [T e i RIS Dt Pt w2 | Y L
a4 I e
UISHO KEHM 130 LIS ATTPRLYHLNY OL QTTIVLSMI 3 ‘310N
O HOSHTI HYH SHOUVDI234S SHFUUIVANHYIL HZd TIVISN
LNNOM TIVAA HOOMLNG USYI ag s g \
SNGILYLS IE O1 SUMNGTE HITIOHINGT LINT F5¥E NOU LS 21
aa o LI 1 - S ey "
4 s i wrounodnowvon
- a0 w so s, e vy
7 ~ e
TO1 INTVA 40UD(E S0 HOLIA ML HOIND INL SHYS wTea T I wu * . '
— “a sz e L R '
OHUSIE WM VAVE M
aa - a0 s hexg By
e AT — ag s b P sy
wﬁq.unﬁ —m- P L g wom s oy f
4 - s = ] T — ag v T e a1 ¢ e ey
wuJlld [ - i it ssnouvonn  mos v S

YOOTd GNNOYUD - ONIDIT NOILYDIHNHI HOO0T74 ANNOYD - ANIDITINOZOHAAH



A5 qE

el Eiimiias e At

H
i
i
g
g?
i

§

wsusoonine | 1] o

1004 PUZ - ue|d uoneBiu)

“ e

[ore i
)
s, oy

o 20
st

EATIO B9h TN Tl B WYY Yo TS 3 B LD Bk

L3300Ma Y 3275 20w
=R NI IE0D 20 LIS

ara T 7y
e e

LN
AR

Ny XS NV DU
LY 0 TEN LNGIH44T L 804 L Q3 QY O LA 16 YRLALIY) T1L HUM GBI &4 ¥H L

- S

W. NOILYIIILNI Al ATVA
™
: o o —F— sEsIvo.c P
189 —= acsmvo e s
= .mim — sssvoz e
H m. 3 — o TrP0s Z11 s
3 r ) —— cvavmos.m et
R —_— or 31 sy
= z _ oraawes v A
o o Tasos 2 e
TONIZIS TIVHIALYTVIANIINIVIA
UTUTO-SU WL QOIS ¥ S 205 94-GMZH-
TR 70-SOMe HLLM D0 MEST * B A KA1 M 2
G 103000 HLIM COPNESIY & Crby > 05-91-502
210 W 40000 ML B3V
LS00 ML OGN | CRY 2005620000
20030 M Q70 S RIM ¥
ORSHH0/5004 L OI7 M- 1 i A5 T
SaLmREY .
SRLaE N T
ST e
AL A S Jhan
A1 MRG0 Gl
mens TvoaLm uod
N3 937 LNIWdIND3
L e LT
‘310N
g . e ) 41 4 e i "
g ow am s B
Tukivouvoman oS o WOUNAIEA  IMOZ:IATYA
00714 ANOD3S - ANID3T INOZOYTAH
AR, T e i
..\%\ ) i Moo 3380
i warns By Pt A v ] ) 1A b
] === R A TR TIVE i Bt 4 LA BRI
A S
Wity e a4 BT T
S RSN ) £ L LR | ¥ SO T
ATV A HE 1) N0 TSN
10 1538

Lt it INTYA S DY

T VAN LT ga

oy v ek 34TvA I0MINGD TLONTY

e

LTI Sew
s e o TR T
P

S PP B e A e B FULE saason @R

s i
GNIT IATYA I0LNKS SONHO KD UA KLV NCIRN 0L SIS RVATIES,

L e e 1R 3AITNI HOILVO et —

cinould —_- S T e 39 koo ——
ubinon Wil 44 W D v b PRI

uilJ e

Y0074 ANOD3S - aN3I9D3IT zO_._.<0_¢m_

133415 Hi16



annsss e |

100j4 pig + verd vonedin| |

-9
bS]
F-Y
]
Q
§g
| a
Z2
53
]
8w
b2
<
L
2T
7R
| SO
L e *
s
el t..m.u.

et |

L

126 LBy LS T340 204) Vet et ueetn -

(L1 750 L3 G141y 59%) MRS KL m LoREfLy e )
o o)
(tmrird psauatwans warwre
pewun aa
e,
oo ma 0 i
g s

o T T WA B Y WRINCTY TR PO T D TP

LOTO84 T4 40 AINYATII0 OL HOMA NOFSIT ALSAYS GHY DRETTING THL AR TYAGHIY MAADS
04 GLLATONS 3 TusK § C4Y NOLI DS OTAN HLW ZONVHODIY 14 ROULT 0D 50 AlvalaleDy

g e V1 oy
ez oA

R

LA

- NVl MOS0 HOLLYORM JHL N
IaLYM 30 35N INIAD FHL H04 TSHL TErTY QY OTIWY Al VINELD THL UM T MO AVH L

kb s S $ 308 A FT T
3T T I
TEREETINT Wl

L. eazeet] [6)
N .

0074 YIHL - ANIOIT NOILYDINNL

133¥LS H16



€1

e

Rl

-] -

o

g i i o, e ey e :
nn_- 2 ANTVATOMLNCD AIOWNIN dIa = | W3LSAS ONIMIALYVM INOZ 100Y | ° 0334 YAUINID 368 ONLLNY1d 1aH

g e i p

8 - 3MO2Z LMD PCRad LG ASTHIN WD 1¥ CHTIYASN 39 O LNIOd HSH T

o T ] ) CEkdCid MMM MIA UVETTO ML THOZ

g s e

UMIONITTDY QL AACT2Y 30 AYR SITVA ST HY TR W LY D402 TRINGD
RO 1504 LT VIRLAD 105 30TV W CTIVLSS IATVA STV |

o e D A

p — ST gty O -
.|||r - 2 \I. S Ty 4
w e - -5
w — f - -
[k o 75 P Lntar e ©i 13 o
= o E ¢ =
<L e ! e e S - I - I
1 - gk +
e | - -
1o B — o
\ .....m = PRI - Rl
X, I A oL -
.| Ji l\\\ e PR B i 3
- * TR R 1. =
R A T s 1 .“. I~
oLV IO LA o —— S o — i -
SATVA YOMINGD SO AL ; ENARR NS Ly Y P -
SHALLIT.Z WADH HUM Ol e L~ ota] i !
1S 1Van YOU IATVA HOUVDER P e ] - - +
Ve
e
(33 e e
Al L] . o L | Sl s m SN s N w
ATBAISSY ATVAYALSYN | HOSNISMOTd | JATYATOUINOD AIOWIY |~
N 325 ovv AL 03 OO
~N e — VA OLIRS KLY —~ = SAHOGNS X300 DAY
Iy \ ¢ T BIDEIE | 7 Faki v aaavi vl
z 2 o . L R : ... =y LTy sixasand - b e TR
2 oo [y & Wt Lh L o Tou A y
- - e . \ oML oY STV -, [ G N
: 38 wvwasem LA ped Tk B o i =9 i
;38 e T T e )
P L 4 L Il
t &35 weMISWOO tomas 1 . . 4 %
i 38 WO aetem aa : A ==} | - /
] \aLovoy momorsas B e - -t
5 O = . - —~ A
3 @ @I pEnena ¥ i ~ S~ - — Li =
z w 35 InTeA ISV R e ~gpeE - HOLOTNGD Lia J00MINLIVAN i -—Ah.m._v | r
S RORETO NG : . i
3 E ol . = bt e T -
¥ TN BN MITIONINGS 1V S ViR _ BRI L
F—— MO MO 01 S0 () O L= 3 Yawa ~ (T
ejae == e i e
13 st i
me TN [TEe=t=h gt
o st Ha@) Nl ) T o
- 1 e ~ LAY VYIS IvaH Rl TN
g e T < - — 08 IATVA AR rperyet
o ~ "S- 1y 3uram via 2 . o
- ) = = IO T
1w suovay et
- TS TTvizd SAd o6 10
™~ SHOUWDINHOO
~ DN WL 051 -2H
VALIN M1 301 LR
sLN s S L - Pz 1w - ¢
LINIGYI LNAOW TTYM OLLSY 1d Nl ¥ITIOHINOD | IAWATIVE | URINIATYd MOTIMOVE
R titars -ad FOIVATH I
W S =
W FET AP
wous3. 1 ~
i TR i e Jeld SEVHA ONNOHY 3V
e (-— & 488100 1HkS ALRENGD D01
g — L e e s A — - 4 Th Er i
. i | LN - = L e Tt ]
2 N 130 YII0NINGD LR \ - Nomen SSVim —— et i TRl Sl W A SRS PR S
s & . - = Tk ~ NI Oezz 4 Ty
- x5 W00 VI e Q = 1 | —_— e oV Rkt
el J a4 - LSy - " | ot
b - Vomd W Vi 1
o F ] Hudza
Shets o i Vv \ p famoLuoa maua
s L e, [P
: p i e, & rans
LA o v
2 B B e T e
ST R T
o A || E——
404 3010 NOUVTIYL579 Rt 3 Bl e T WA 100QNE L1 s
3JUNOS WAMOd DVA O M
QIGO0 0L TN Q1 20 TG HETTORINGD F . AV YAUNIATI MLV
AT 343 IV NS O HETIOMINGS Lo © e 0 Liva AN TV SX0L1SS
170 024 5L MM |
Salon
....... e

WAL T e DT

e |

WL



" s L TR
- sy
s
- = - by e i
e s LA Y o s e e |
T m 1 108 e Ty ] R L AT i §
F§ - g — -
g 3 P — = e e T
2 = S .o 1 =g s e s o iy ey o e iy . v
g g . A g a e e
o 2 HOLYDIIANI NOLLYHIdO di¥a AQO8 AYHdS dirdOd .
@ e na &
g [P s
2 e W it S
= a8 e BoIEITION e TURNAY B 4 AT Tl S TS o i e T Bl
i s v
- i - . 10308 2 40
- L L A2
S na [Ev——
- % oz e e
" b wf
i P | orid 1530 Moo 34 1
H ALY 10550 443 1L 4 AL 3 O TN NS AT TP
Sene oulin e
=
£ ey
JLRAL
e _Awﬂ 1\5 Wt
] P
e ol .
] ] [ et ot ey 4a soc S M+ TR S9on
emarmisen T e e T o] w0 w mor caoi e - smrans
Py bt T [ Cor=ann e - PR
s " S0 on by
T e ——— - - .
@ w su [
ag  w su s, smvrsis ey
ag sz oy 100« ey
seon L sa o ke tomicmy
— . 51 e .y ag su0v oy enscaors perye
FATVA 21T AIY ONIAVd ¥3GNN ONIAITTS g - s U wreg 130
' X a saw 4 by '
& . e v T
(1] "y
o 21 ATl TIVYIA0 - AN3ID3IT IANOZONAAH
g ¥ = DS oL INEVTDY
Su B P TS tuoaans IS 3091 1) .
S 3 S i ~. pirnngs 7 TUPa T KA . -
2= 154 30 WYY Uy R sl [ 3 O3B AvOSTHYY ASI1OH TSI LYHL rONA SIniya IWSSTHo 1 T4 NOUSTVNHGD
&5 el . 2 ~ e O AT ot et 3 90 MO LY 0155 Sk KeIY 1A TS BOLTYMLIO9 WALEAS NOLLVORA 30 NOUVTIVISI
5E L1008 SMNS SR i i ™ tavm (ados nealvozan £ QLNONG MO0 20 MDY IV 150 01 20 Gy UNASSY Tunsa.sma NaLvia SUVLE £
b1 y = 08 0 DS ] iz E e}
(2 PRyt t > 2015 1hors e e & ©LHOUYD) TV HOILVTTVLSH OF 03 I
¥ S 0L TVISA N LOL O . e £
> v REIORTOY S R e . i
LoV I — - W vl THL NO VOHS (EMUILSAS NDLLYSUWH T2 0 NGILYTIVLEN HO4 VOLO3S ST
s il s Iy . = ol 12
sl Lty DGR S MOTT
< i S MIVAC MOMA 300N KLU 40 11203
40 SAYQ SUYGHITYY 101 HELL NOALUS HINMO O SH3XT VNOUIGY O LY MO TWiiNo
iy S T S Moo b de iy
OB INTVA U INDHYLIRY - X aman GLEE
v e BomvaEzay \ 0 o3
013215 ra TVNO3 SOMLLLS " 5192430 50 I 28 01 Fang T FLVUTD o
S0IADYI 30VE0 QIS .
oL v yAONIId L a1 WAL e RV A STV TR 1Y
2T¥A TvASH (L1l .
Phaviivring onanvs St LiNLrinE pai
MR o R A AT P LTI D T
ey
TV OL HOI OGING ALZAYS DY OMNINNG Sl AD VAGHAAYIAIATY 40J TILINTING
33 TIAY 6 25 OIS 21 OV3M LM ToNVOHOITY 1 NOLTLArEnh 40 V21> 5
PP e A Ty e 1 ot 2 e
s i i U v T
ONSLYA NSS T BO ENTVRES TRV LT
O GG 4TINS OL 310 EYINY TNV UZWIO N STV 173015 2H40rTY
Dt 540'6d LNIINTY OL SVIMY C3V2SG Y1 440 MDA 10N TIVID MLk HORLVORM 54
] Tiw . TTZON 11041
1 F4 JALUSOU V MUK L3N0 350N T ONVH HOJ 143062 VDD § GAY WD 0 20 GENGH
IATVA HSN4 DLLYWOLNY LNOAY drid 30HNOS LNIOd 3L 103 (hVeld OTWOTTY HILYM THEVAOS HLUA NOILVEINED SvISOYT 5O NAYTON 1
410 ¥ S OLIONONE
TiSIo SD08
anm3es ATIVDQIs 3801 SINA T
SV HL30I5vE BAvD O YD/ 45 WIMSLWA HO4 TUNTHES NOLYENAD OL U343 T —
LG Gy T715 113 40 QNIOTT LiIMANG: OL b L1 | S
o0 AT OL u
roR s I e T4 TAVHO Hu STOB INTVA QNN
i e i . g AL O DI04 T 0 S AL 1Y AR T A
= N S0 ot s 0 Ry TS
- . (- Y I } RIS S50 ANRTE WL S) TINI0 NG ST (V3 L SN ES i SovAG
aERria i . n ru\_ 3L TYNSHI OL AUVSSIIIN TUTHM GTTIVASNI 30 TTVHI $3AT0 ONLVIIS TN TanSSImd 01
& B . e e !
o e . 7 == BT U O ° AN A
i ARENTE TR ] — ATITIV NVA w0 - / 2 I | g
25 M0z | gy \ wa
iz ILAAOLNTT ewanli - - S Tna
X 7 “DRENL XNV AL [ 1 1l # \\ L 3 Sr 30 Pl T
¥ o | ", [ty TraTaen e &
v o P e Y ) - —r o INLSNOD HG DHIAYY 30
[T - t \ - Y * LOW S Tros o L) S3AT305 QVALYA 4TS ML NI SOUMGNOD ANV ENY Jad il 0
\ ATOUINGD UITOIN Kva oM c&.@é:H&SiﬂHmE:ESSﬂawaxSsgu%snﬂ?a._ia
™3 ¥ o s oo T S SRS
=) ¥ ALSAS NOUYOItae 41 NI TS0
T yaig = V33 3 TRHALSS G el HOYE 40 LNSMISITOV ONY AYENTISYSI0 H04 SIHON DN (2) DML
) - T TY1530 STLL TIV 50 NOULVI0T LOVIC L OVNGHS DNAVID LIESY, SITRN0  3h0,
@awy x08 8TV DuSYIS L LS Sion o3
MVINSNVLOSY HALN YN < o3onom
e STNGIONI  NoIvORRA NOU IXNTNA O AVTSIOIN HELIAS HOLLY
P T NN LOUVEXR TIY B0 NOLLVWILOA LLNVEIYAN OV STYTSYI HIBILLIVITNIT Aty oo 0 SToNE o 10 moas 10 SR 17
YTELSAS HOUYDRGH DU 40 NOUT 402 G734 WL SONYERIOD2Y Nl SYIHY GILI0HY.HON GLAD EMO3 HLIVIA ML YDiAn
R HOGT JALLYLACTS T SAEHO MO KNMO TAL G CHUIAOWA TW TTVHS MOTTN S TIV. s SNERLIGHOD MYOIUS D1 10140 AVISH3AD SDVNIVUID OV MY 130N INADA
TERITETEAET oy SHINVIS TV OL KOULVEIIRA 2UYRGIY 3010k OL YRS SHL 20 1NAIM 3L S/ 1 &
FOLINAGD 10t 1y ISt 31 T
SONMYLG LR85V DI IOMMY  yoovuinoa i
o
NIV 31 N3 3071 9Y3 301 HINTS30 o 1R M1 e GV S
‘SUAD 311 HO) NINMD DU AT TA5G0 36 TVHS QR HOIIVHINOD VISV T .
e ey ek 4911709 revcuo ot v
IO 10 AVUVYIIOLLYOULIED (2 ey T AN MUY LN SIS VINOTHON A0V TSCeON T M) LG
wos iy 49D 13v3 01 ASUHOHY VISTRYT IL O SLILNOD ANY LHOSTY 0w NOLLDNHLENO3 OL HONd
SHOSHI MOV 0 NOUDINOD ALSIA L NI 40 NOLIVONAH IHLHLA LUVIZONOUS T TS LI LA 530SI SHUSIES TV AZMEA GHY TIOHLOS THG BOLTYELNOS ©
OLIVHLNGD 3dVOSOMY1 BTERESI hITIONINCD IHL MO NOUYION DAL Tz VR
1531 FUS A TV HOUVEINH: AMYTS o1 SNOAZI TIY 103 ALIVEISHOSIY
3 NIL ONT 7T O WORMe MAIATH NOULYTIVISNE UL IS LS HOLDVIND 3. GETVSOdN d 4D ST N LON S TVHL
SHOSES M4 SIAVA HLUSVR IUTHVA JONOUVTIVISNE  1NGA3 THL NI INIVINISINGIN QTMOLLTY SNINAD ML 0 NOLNILLY JWL 0L 1N
SINO0 | 20 inoys O o) ST LA I3 O TOUTLLT0 1L T 318 SDOM00 )
"NOILYDILID GV HOLIVMINGD TVHINT HOLVHINGS ML SNLLIIT O NTWHORIGE 1 N3k SOMVAVEG i O A3 LY
cino WOUYIAION wOid
SUOOH I1 40 TN ¥ ANOHLIA H1120 16 TIYHS SHOU k1S AE2NTIS20 MOUV BRI 7L
uBaop e 34 eiRST TIVHS MOTIW ALY TTY V4 SYENY 1ALV WL GITIVISHS 30 TIVHS G 40 NOUYLVTD NN 50
WHOIDTAIN v Seiney TAval LU RAAOHS 313 STATYA S3el TV SALVHIIVNOWIA 81 AUSAS S |

El_t— ‘SILON NOILYDIH Y



1

iad

40013 punaig 1 &
evaoosmwa 1 | 1

= ue|d s|apelRl + Inoke

vO ‘eusjudiegy
"aAy Busjuidie) Syl

Bl
e

s |

HOLMOSWNF 13 3UIN0IN SY STVIZQ
43433 TIVHG NI i owinvd b

s - "
T o et
it e '

FTVITVU LOON GOAY QL GHVH A 34401 38 TIVHS 530140 T3ML ONILSIY OL INIIVINIY ONHONTUL
0¥ S100H FTUL 133100 TS HOLOVHINGD §1

L8 7557
TS X0E Tt KT 0 VST ANION

0L QYE DT MOTIY 1)

O TIN avs 4T MEATH TIvMS 3Lk 392500 1

AUVSSIOIN 3 STONVID 0TS
T R RS THAA MY SHOUYDOT ALTU YTV ASdA TIVHS HOLIVKINGD §

12310UY 34vI50NN
O MBIO B4 OL 1507 TYNCLWOOY GH 1¥ SNV DU 0 Mr0:NOD 01 0 L9THAGS 38 TIVHS SIONVIE QIAWOHLVIN
iNv SR QT304 VY 1O TIVHE HOLSVILNGD »

S33H1 DHLSG 40 HOULYIO)
11 L93LHIHY AVISPVT LLON SN BHL HO NMENS
Ve <

:SILON NOILINAULSNOD

|

133Y1S H1E



3

ha

0l

e L
o &
ass
n9 8§
=E Zz
o= g
8r g
=
2
o
5
oy
@
]
&
3
£
~
™
) o
5 00
22
> 85
;3 298
)
T mg
2 AA
32w
= >
<
P

ar

LYYV (514 0L uld

213 STUCUTIIIN SMOULONOILVYIO TvD TV T LIIUNAY SISV Chy MU HIMBISATY 8
LJIUHDUY 3aYDSONYY Haa MYTYOS 4O CA{IVA 0NV GRLLLIN 135 7301 D13 STYH MRS

TUOLIINDD L2 G MIATL HLUA KO LSVALLIIGD A3 G3153B5N T8 0L SHOLLSEIOS AULAEARYD 2155 8

*S3LON NOILDNAULSNOD

&
e

Lt

133418 H16



(A4

vO ‘euajuidie)
"any eusjuidied GpLy

Joojdpig v |

3!

[

= ue|d sjguejely + Jnoke

waonms + L] 11

TVimg Wl TLL e ¥ N0 TN T e VLML LD TA BTV LN WL
3w AT it Wi
N i b Ll 3 Rt e 3 B4 A 0 ALY

vy —

T

133ULIS HI6



]
wn
-

symequopanasuoy | b o4 g

-9
~
-
o
£g
oo
-]
25
5E
g
11y
>
<
b

dnoi6
uBsop 8%

Ll

wamoauma 13 | 2 |

o

30 e

weyong 9!

JRIIDIYOA - HAIDU0D d'T'd

TR o

e e T
S S ST e S

Eruvey Le berasta m
\ oaiNe o 3 ATE e Ba s i
= e e G e

e ]
4799 114 Wive s Ty

ueLgsapad - 31569 "d'I'd

TR Ly e O
¥ T
58 47 ey i T

14

: e ey~ RS e 2 T
remoee s e = i S e
ey ZIMTNN ¥ WOVEMYLE NEIEI0-30I5H et m
| ilnl e
| A8 -.I:ﬂhtultv_,
S
\
. \,esiemme
saceen
S B
v == £ 6
. . Al sy -
X L -
Ay 11 5 SR o i A S S TN o S 5 L E
AR i e i o AT i P 1)
It i e e iz et L kL I H M
e B ) YN} e # T 2
TN W 35N i S oo o SO0 i 1] koo L
Bunies yond RIS (€YD 2 T W _n-l
T Ny sy et 2 v R
palimbas NBLEN TS T
e
s
i DD M WL WIS
o] Y L B
Sonppue s e o (6 A ST e
e - 3T e e
Prerd @5€Q 3Ul L7 1970 W Y1 TOVEPUDASALI0O L1 PUNGIB T W Aty uQ 2
1B s 3190000} ENDAPA S IDCUATTS O AT a1
W30 10} sunow B 2
PERY NLALNGS (135nba1 U0 AN B [EINUSLD J0 OB Lo |
Pasnbal are si00 BuIMGHI0) 3L ‘SIOUIVE (M PrEloq IAISHI M OL T
[ h-“ QY1108 JArSNI PRI
NOILOMILSNINOLLY TTY SNl | TIYO[FVWA
L_imon
e ) : i e . — p—
AueBleg - 19ABd UlR[3210d HIEd [ELIENHY| - I0AT UIR[I0d Buibpg oN - :a10auRLD € uonag s8017 - AIDIYURID
Riv 11280

~AHYDTYD

WL IENHYIA 7 VAT - Buined S191091e1)

uoneqsn|f Buibp3 oN

QNIAVd 40 JBALNS ZHL
|BJNIEN B|gEBWIS] IUBURWIY

SlBIDa)uEIS

LAYTOM T Ty

W63 B13aIBNURIO MmA

MYV WVINLSNANI

|eInleN 'a|qesuLed JusUBWIad

sj81DalueID

L



(CNTRTEN

kb Bzl

vD 'eualudied
oAy eusiudied spip

b1

suvod s ©

.
s|igleq UolANASUOD !: s

SIULOr 3}245U0D

Bt by e

13pInog aAneIo33g

1¢

Ay adn




(43

i1t

S)|E}BQ UOHONELOD

VO 'euajudies
‘any euayuIdie) sy

wiusssase ¢ 3 | 0

SLN

9zzy-je3g jqqad

1£95 - 1835 aja92d

S e

icco o
— idiag i

~ .v 2

¢ ? \ ]
= el 1y

W oo
£ 3
S

Tan -

1aJUEld 0} PAIERY YOUID Allem

§a40miais

|osaudnof

=
T, b

[~

ST9E - 195 qqad

&)

Tl b | WM Ly

T ssdodbean

ey e LS | —
S| 00D

o

=5 [eaes




— — ,J N |
. & N

- 03sn 26 100 TVHS 5
gt 24Ty 48 SIULVLS JTTV. Y LIS SNV ISV (NALYE B Sl Vvl s e ] T wEmava Oe Sy |
- P el S0yt 1 s () LT v Yo PR Ly DD S £ ¥ AT L S St A
— S50 ) 3 T0WA ALK ST B DRIV [T .
Soed . FNGHIOTY VEVEAVE VINYS + hOSHILYD SALVHEI00D TS T Y o 7 i LTI T T | oy 5. T
901 STIT LAYISONYT 30 NOUYILISIVID TS0 MLV STOMM . . = £ =il
nen LA
e i B
. m AR ML 4 M R e PO B g
B . yua 21
8% 3 E3:LON; il -
= 2 oy
a g wrva o
o 3 woa
P e crca i ~}' i
= SNV TIUOKIS HO Tv A 350 04 LuoH Ao . g o
: aamick e TIONYIL ALIGISIA DAL LA A O == 8
o 30 TIVHTS TPV SINVOHO G S50 LvAd GNY (4ITHVAA S0l Y307 38 TIVHE LD 1729 A3 | 2!
Fy T GNYS 2UIMINOD G3HEVA I AT WX ATHG SOAONS : PR L, 34 N |
] N3O YAGNONY ML e T e
€ T UAELS A, ML D e o =SR] T D £ (T ~
g MRUOBOIAT TR SNEEETEE e a ey Yy -
2 el o S sma 1 FIDS CHVA N N0 L O b Ve e IS
ST VIMOd MOWO S0 S R S A b ™
SOMAVHS OGOAE CRAUMOIN 49 1
1354 V08 Q001 3 1
SINIVONDTY OAVOTIOA T HUUM 21 90 HES30 ¥ O LYY
T e 2oty i -
IDUHIUY FYISINYT 21 40 KTV T Ly SIENRANOTY e
"OHMOTION 3 TIMIANS TIME LHGATH SROS 3L K .
Q30NINOI3Y STVRIILVTI ONY SALLLVINGD - LSNONOKOY 3HL K3d 3
SNGUYCEICI3H TLOVR OHY UCHON 41v 105 31l WOTYO) 5
TIVHS QA GHGL YOS5 341 bad L0 24 STOS IFONGHDY I
N ORaAYYLB0 50 STEISNOGS M 20 TVHS HOLTVHINOD
ATV SISON SARTTD 10 T SIUCH SARMETIOS B 8
SSINIWAN3IWWY Ti0Ss L Y
ATULLNYIG ENV TR B0 1 KA T
- " s g g et e @
e
a 51 —
=
- - s e (D
e s s wva —— b, bt
2 s lime g s eron e e @
- o5 [ oty etusnmeny “
o isionion SN -
»
~ - s i g b g vt > oty ..“.V
&~ i 2
o - oy —etran e (0} |
20 TTEL Bl W o 1 4D Pt N et ) PSR4 R By | r—
2 - w0 e e ] @ —t .
s 3 J ¥0w 4 AD TYAGHcdY AR ™
20 U¥5ILIT
240 - om s s rmpaneee(3)) e 3
g3 - 250 1 e v
- TP Rl W, e
o - L e P s
> o
z ] @W g
N
- w )]
oy -
S0 a7 wEmps i ey ey anamcn
d3d4ddnd M3I3IYI-ITNAIHIS ONILNVYId
a Ll mascom o e rtanan
- e [ o s, __
e s
- s - |
o e wan par o b man
-
“a s bt i ey Pt
- "
- s D e e S wnn, roa =
e wts — g ) Aang by, 3 smata) 11
- WIS g e el hemy A camey ggee) _

EEEENL:D . EEE-b)

- wos ety fay N ]
- el Ao g e )
- . g oz nsmang
-1 L -y wnap unmadisng
- s e s cry
. =5 netry puLros Ty araly

[
i
|
i
§

!
i
£
E
#) BR8] | | 20

o waz o~y [r—
e wayren R .LA
G
Py ©a 52 3y T
N
w  wan e FRp—
n;ED—- - uas gty [ %ﬂ
uBsop 305 am

— _ —LL W ey m— ——— oy 3000 N gy Sl / SN LS
Y0073 ANNOXYD-ITINAIHIS ONILNVYId YOOT14 ANNOYD



1004 pug - ueyd Dulued

T

121 8w U OYIMI M) Lok e Leextuy
o oy
i e e
e e o
s
TR Pty
TR TULL B BT B D WA Vi O MRG0 a0 LLECETD IR
L3O 10 5 TS0 O e KNG AL OAY AT HLAD ATy 3
4 o fro]
b2l L60m Y Lol
ol &l -
g o g
gL 2 o
VELYM 40 751 VD443 344 0 EBAL O3y G 0B A GG 1L S OSBRI
- v PRV
w. e
N - - — iy —————
o
I o - -y ———— e o e, @
5 = =)
3%
5 Wiveuc - mus.
.mw. S10d HOOT4 PUZ- 3TNAIHIS ONILNVY1d
>
H - o= . = |
- - ®
sawsmmoon
- kb i g —
-~
- om tini o Y
“ o mevn i peymemy e e 3
- o — anm s s {5
s e s cncns ()
B e P — R
- [ g s omanenn (T
- o ®
b v
- - — &
o i — R @
3
....\.. fom oo gy e vw«mn
& R )
" —
i - s - e
- [
ok Fir T v —y — ——n —
e, oy
AT ¥0014 ANODIS- ITNATHIS ONILNY1d

IS0 T IGN VIS TIFTYD AB STUVLS LMITY, I CLIST SINVIG TRISVR
0L 3NaFHIS 38

PO VAVGUVE LNV + HOTSNALY AU V4000
3N STLIT TIVISOHYT 0 NOLVIHSSYYI 35N HALVA - TR0

awmnod
ey wasR

‘{STLON

SHIANVIS THUINULSHO TIY M TN 40S UOH
Q30 30 TIVIS TYIIVI VDG DN SSOM 1v3d QNY (IIivad
0) 35N ONYS LUTHOD TDASWA INTIOA AD VT A0 UATHed

dnoib —“ OROTION il AT THS Lo 3504 11 1 CHONAHOO
ubisep #27 i

AL I S STONDY 1 DAL 3 TTIOTSAN 5 T
\_\— TS X era SISO DRGS0y SuY SELION DO TOT I

‘BLNIJWAN3IWKWY 1108

133MIS H16



N
©
G

(R

sz | 1]

100)4 pug - ueld Buiuelq

-
~
&
[T}
20
L)
8
215
()
EES
o
o
>
<
]

P b U G e s

) S B T i e STy T Tl T T i AR B

NELVMA 0 TSN (N34 DL MOA WHI QS GHY O 1 VINELLINS 3H) ML Q3 3AvH L

RIS Lyl IO S 43 110 AT

S1LO0d HOOT4 PIE-3TNAIHIS ONILNVYd

|

HOO0Td AAIHL-3ITNAIHIS ONILNY1d

suns
W R S S 8
AAL oL
YD VY 803 1
1335 1 W10 LK

BIVINO T 04 61
335 LTI 1R

T3S T LON TIVIE 2513 A8 SOUVLS IUT TV, S TAUSTVRINYIY TSV

LNZIX3 WOAYTY 3HL OL GEN3ZHOS 38 TVNS SILMLN v 30

NOCIEGAY YHVEHYE YANYS ) HOISHALXD JAUYNI00D
30 SIOLIT LVISANVT 40 HOLLYSLLESVI) 35N VA STO9

s
v wIa

‘S3L1ON

N1 W20 MOKD 508

HOLOVIINGD ATHO STSOwsfid DNIOGHE MOS TV SALON DMMOTIOS ML

SININANIWWY TIos

i
I P i

-
G v

)

133418 Hi6




5
;
H
2
:
£
8
{
i
g

SLham SLN mes ' VUV AIMVNOD0 OL MO 09 B AQ A3AONGeY 38 01 CTHNOTH

Wi winuly sdesspuey 3 amengs uo Bupueig sas, & OV OV IO00 VOS] Bts.-AORLY Got WAL V03 O O

fal

f

waneaazs 13 1 e 1

Ty . o

sjjejeq Bunuelg
¥
|
.
<29 En Fi3 4
g
i
13
LI I T
[ L
I

3
]
£
¢
g
§
s
3
£
{
H
§
¢
IR B T |

1
J
i
j
i
j
O0POOOXBBX* | | | | HOOO

‘SAL NVMYRMIKES HONY ALY LNVHTIOLAMONOND 30 1SN0 o
B TIVHS VY A0 30 3L 40 SIS0 SVISINY) 13308 L - s remacy
R Ly e 5 - Y
ro11ame
AT DLLIYLY N 135 LBTHAS SICTUN0 3 33HVUYSAY TOLYIY — — s
AHITVEH NV TV14 ¥ IYLLY 1 5 O NOWGNOD QDD Ml QZVLNIVIY - s e
T TIVHS GNY 205 340 0L AVISdOUcdY T8 TS SITUL NBVTIIG 3
OHY QITVISM 38 TVHS 2wy .
‘DLINY I QY CRQAVOR0VI TIV TOHVHVITD AINYAND30 QL Wl 3 - = -
VI LT3HE L3 DALNYI CHY 130 LIt
IO T8 TIVHS SINY T SALYN TELvOY ATV AR IS0 3
1 133HD “LIERE SHGLNY Y ORY 139 L3 DROYNG . - -
= VISR E )
] s i, s ey
T TIMAIRIIOTS 241 NOLIKINOD 00D 11 38 OL GHNO Q1 SYV3A T - " s e
03STEVISE N0 EYH DRGYIZTNYT HALIY 1330Ha i1 J0 20
THLE02 NOLLIHOI G000 K THIVANIVA 10 TIVIES OVvOSGVI L 1 P o e e e L
L U A9 ALV ORI - - s ~ =
SLN 2w Bin e $¥ YIOSSI140MA YYWTDS 10 LOUGGAY 3yISCNYT QISHFON SUVLS
- TR v . - - g 53 G334 30 TIVS SHV1d HOUVDID GNY DNAYISYT T Y.
It aay SINISN0TY '
et e 13puEg Jo0d SALHOYIO TAL HLIM ATSTIC) TNY (D Q05K 0 ONOB ALTHNOTS SVISCAV Il s
SouvaicowEg . T2 W . I50M ThS Lionuay SH1, SUSRIS OJIAINE Ay J0 ZoNVTSsl OL Mokl vy - st T
rouTavivyicmvdioon s Xy {3dVOSANYT) 9i# + Siw = -
P 5s Lo En BT I ok PI#IVAOUddY 40 SNOILIONOD - - - g
e L kit « BE: 40 TJ03 ONOATI -2 ATOAELY
v o |t = T3 AL HFRAIYE 100U
s 24 ThaYE BT o aild By Sawon - s
L] L T s Whr gz i
S = R T — rgvotiary, 3 st
™ u _— - 5
(L] —
srawors
o] M.u - - my
L) e
£l —— i o sy
El-) =) e
83 B e 0 ey i
g - a o
b L
2 L e v vy
W 1] 54 o T T WS i X MYt AT M 1) S e e - - -
e o e LT T b AT FVISS 34 WY
> b ]
< - - oy
o - -5 T ?
g b s ey rmeiO e
- . g
] ) m—
- . el
mmmoang n————
- ' s
——a— e g,
- v e
- = -
o o aurty
- = g
i — o) ruon aneas ey
- - -
- n s

‘S31ON ONILNV1d

Bupeds yueid |

SHVII NG (10N JMUTHLD STTINT (Y THONYINL) DNISYES
TVI03 19 CRLNVIY T8 OL SURATANATND ONY SEIRHSTV
on

3
¥
i
i j H
Sk A AODBO@ €0 REDELHOHO

¥
i
%
1
5

27,
\
o
°
o
L]

H

)

J

&

i
@it

dnoild _w-
¥y

oM dmumn  emg smpansg aumy aon ]

® ® @® 9 @ 3TINA3IHOIS ONILNVY1d




sitejaq Bunueid

F-9
5
-y
«a
o0
2
B2
59
@5
2 e

]
Sa
>
<
1

unanoomme § T

Bunue|d Jauiejuogy

#01 350 WILwas

" IS303/3 1INGTLTITO0I 00INTS

ST N v
MDY o v

SINNVAROD A | ALNYIG MINVINOIBI L ALIWAD | uaNENODE3IT MIIND
TS VN B3NP 0D L NS VAYS VHETGLIVO SIN (T
<zs«¥ﬂo:m>ﬁ_mwv.a_x.ﬁwzazﬁuﬁu&. S;EE;«EE%E



(annoyo) ¥oo14

1ST - SNY1d HOOTd TIVEIA0

10TV

rara R
(st i s

T wemona o

e T

E10(6 ¥D "Puawdie)

S5y BHIL) ShLp

*A9Q 9S() POXIW
'aAy epuidie) Sp/p

ssaJE; 10§ TOTD 23S ‘520N

Bupix3 pue AJ||issa3oy * uejq Joold 10) QOTY 995
abRUIRIQ ' SYS|U[] BIRDUOY 10} {|A]) 33§

whey A 1
T I S ST m) .o, 1 IR T L SRR —
== I N DI _M
i o
| Dt | gttt 3
- e v - - IIIlII\\\
\ | 3 — & Z £
. [ 5
s WL N SRR 1 e S ST e e i _l .................................... |
| J
_ -
,_ - ol I
i . e " ; =3 .
I “ - ) e e
M. - RUF] -uﬁ.n- r . rﬂqf.
‘ i [ o
_ P Bl | _
a == !
i e
i | 4
s . _ 8
N i
4 "
il G . =il
d - g ! ¢
LS L i _r U R =t mm
H _ I & et = E _ il m
i N -
..... -_|<IIII I..n|..r| B e e DT | e L —— s
_ ¥ H i b o N &
. - !
/ ek
| ._ LS
» n N 1
I _ l i ' B
i |
L % - | ol I
Al L™ . e B
b e M B a0
~ _ TRNLL e 4
| !
- |
\ X :
) ~_ i
\ T 8
i II/.-..._
..—.r.rr...:.l i
_ T
o . D S | 2
pis 0 A\_ § A =T AL i
e il == s.i_.._smwﬂ,. -
e ] s
mamis amn [ [ o .
o raseo | EOETTETEY (il | S o— ey saimowm
= e - e by & P e
(TTL¥ 235) 3jnpayas (lem aN3931

= 193M1S W6 < &




40014

GNZ - SNY1d 40014 TIVH3A0

cOtTv

Lt rasssmnsal

]
)
— ;
g o A0 |
NOLLINNISAA “ON “ﬁ
mquing Pefald 12 133C0Nd M
1016 V2 ‘PRIUKIE) _m
Y eRIdTI Sheb | —..
*ADQ BSM) PaXil . |
oAy enajuidie) Sy _
_
1
)
) '
Lo ._
se -
Se
k _ o1
728 |
= 538 | A
; kra
- 222 _ : :
- i L T A
. 4 K
Tl Skz -
- F23 |
- 252
) igs _
EES i
I.v ” HU- o [
- =% I
_ i Awdd Butp
3)eI203S JAPUN i
11 24nng {
=
)
—
= |
-

e s | 0= i

RS (e | imon
| e— pr— 1 R sl [— —t
O] o wDen s, | ETETDEY Pl [ D= 0 e
7 (AN | e (et | & | L vl

aN3om




HOOTd

@Y€ - SNY1d 40074 TIVH3A0

€0tV

b 118 e
e ity oy

va WOLLRDDD oM
RQUnN PIfald 18 1I3(0Hd

£10(6 ¥ "Pudnmde)
AV URUTLE) SPLP

*A9Q 9S() poXIW
*any eudjuidie) Sp/y

0N

6upixa pue AyiligIssInY  ueld 100|4 JOf 0OTY 205

40} 1019 995
NI ALUIdOUd

abeuelq 1 S3YS|U[d 8124303 40 [JA[D 335

333435 U6

| m— N UL LT ) =1 ety :EHN
EEESmS  woweranen | ot el

umi ey g Smtoy
— [Ee— [ v emms | - = fi
1 tvm woiowesam L L 1l ey e oraamry
— Lk =] (=iiraien —————

(13Lv 835) 2|Mpayos jlem an3oal




SNY1d 4008 T1Vd43A0

14U/

rave s ey
i) _ s
e
SquUINDejold e 130N
L6 VD WAL
any e Svzp

"ARQ 3s) pRXIW
*aAy epRuIdie) SH/Y

NOILONYLSNOD ¥O0d4 LON

NODIS3T 30183 +1 3LV

Vg

g A Beun

199415 Y36

es




ST

40074

1ST - SN¥1d DNITI3D TIVH3IA0

SOTV

B S —— v
sdomey palasy e LRGN

€106 2 ‘edadied

A SR b2y

*A3Q 350 PAXIW
‘any enajurdie) sp/y

Eufz.u.:_a— =2
Wi e -

N g T _ > . : — |d|!_r..| ..... ~

o VL] L et |
seivitms )

..M..,__
s

3 VO

NOLLONYAISNOD H0d LON

- oo awimes . —
e i) S D o v 20 .. :

: i i o g 4 ] o i 4 4

7 D e e TP

- e e e 7 i

P —
P g g S

g LT 1
i
13

e L

PP —

P8 05S 17 oy a0 831

arvaps a0 ey y s sy 3 iy
5o 32} B P 912 220 P 049 25

AN39TT IUNLXT ¥ ONILHOT] ONII3D

_"'—"_"—,""—"_'}“ -
a

sarig reaposs
gy Sooed ey
B T

o T ey
fcocy v iar =gy

e e iy
s iy

ey srene

i .| [apant
[ 1) iqmmry g i
o (4 1) gy
Fooujmoy pameri o

[UELEY]




HO01d

ONT - SNY1d DNINI3) T1V¥3A0

901V

s e ]

quny Pefaid g 13arokd

10t ¥3 PusiudiR)
Y RO SHL

*A9Q 39S POXIW
*any epajuidie) SyLp

NPSPURNY

o i Ty 3t

B iy o (g o | i 4 S
sy e 8¢ o o7 Sy e 1

.G g A% s 4 37T

e e by g
L T

it g i o o Pmm

P —————

Pty o et

BR0S 9 Cakg § WS ey ML s
e 3ot e 131 Bty 05 12 o) ki €49 45

ON3IOTT JUNIXIA § ONLLHOTT ONTIIID

e B

e R avion

A T e

| sl e R
[=—————]

B

e

PSS, .-t

e

T

anasn

TR L8 P AR O P i A (N
1217/ 20935 res 121v/ 20 95 2yl ®s v2tv/ z0 s
S fo ; w

TRA[ TSP TREweRET N 0% reogmapEy

En O Dt ry
Ll

H _ Utrmes T 0
| . v
: R
|
-~ |
~ .
-~
S~ _ 3 e Ly a0
~— ! _ i
hEs
-~ _
~

m se
aﬁﬂﬂaﬂﬂﬂ

| e gy b |

—




NOLLIMYLSNGD ¥04 LON

GHE - SNY1d ONITI3D TIVH3A0

LOTV

NOLLIDSIa ON
RQUNN PRaId e L33rDHA

£1086 3 ‘erede)
B4y QAT Srzb

*A3Q s PaXIW
‘9Ay endjuidie) SH/p

Sy Ly b e s e e, et e ] St \

St 1m0 g s B, b, e

Brme e Ty sy an Aocn 2 Al

] ) Ty e LA
i s i e iy pry B 1
St s o e b e 2
g e W P
b ety 10 i ) b
et a4 ) T
P S 91 g it o

5205 0 onsa 1 MErds oy M|
00 g ) s e pag A pudtag 2 2%

AN39T] IUNIXIS B ONLLHOID ONIIIAD

e ey ey

—
C==) enhimmsmenan

——

AuoRD

=] 1w by s

]

Tom o) v sy myane

) armpus o | L

P e
EECER (O welrat—y
e
Leacy w tagy ms)

i v o) ey oem
— o]
o

(o

T) Ay sy wacumy
(34 1) degeny
TR Ao

LLEDER]

€21y / B0 335
e

uonewuDyul 43y 110 104
2wl zows

121y 1 €0 975

ng
TR TR T

USRRWIOA[ 93 TUN 20f
RI¥ 120995

Tz s

stz
TR W T

I .



o

= = <0 mumw.\hmm_mm_wmwﬂmm.\xam - €0 NYid ONNED ST E S dood aiE

Ln)

1

3dAL WOOHA3E T - S3dAL LINN e oy e A —— o
e |

H N H < TINGIHIS HSINIA LINN WILdAL
£ = Y - = -

Ere—— —axite = e —— =
s’ wo)

—
JTNAIHIS DNLLHOIT HOTHIINI

|

T sonawoma ov
B T P T

1006 V2 "uande)
Y RN So2Y

*A2Q 3S() PAXIW
*any euR)uidie) sp/y

SNOISNIWIQ HOTYILXI YOd SNYTd YOOTd TIVYEIAO0 335

I mmir=———ihy ST
- - -_

-8 ! L 5
-. n 1 P2
&% "
- *man i
g I == 1
_ 2 -
1 .Q.
oo s |

) s ) vna hd 1 Ker A Jon . i+ | =
v s €1 4 gt a
=t =i 3
T smsmov o) § A &
P strgtra] -l =
] e { Y —
(e ) uado ) T Y e WY W v = [
e et P ) P BT i 1 = =
g e s [EpTa—
3TNAIHIS NOTLYIASNI 4
- =
o g g o e e i et L
- P e By

st g M WErog ey e Ry a0

St s =8y i mn bt 40
e e e LT

& v s o ey 198 g 1
i e 2 by oy g

it g 31 G VA PR

NOLLOEAISNOD 04 LON

~J ot ot
F—— -] q oo
NOLLY3S NOL3S

o et e

oty rons

s g 35 ot B 0

QN33 FENLXTA 5 ONLIAOTT ONIIED = i |

ool S
e U ——
S e

L bt
(w2 1) v Anamoy

—— . — i 5
o e wivusmom T = Qs A i
\pmny vl
e Ll [ mmmm— e dsrma
] (Wi mn e | P (uperm
I S e i 1) ey oy Yoy

o (wowwmssama | - ) a
EEEAERY  (wtmwmsmen | e




T0 nivson T0 Sniii aiionii

T
3dAL HOOYQ34d Z - S3dAL LINN — ey e — - -
[E— e i e

NNH< N B m.._anw-_._um__ﬂzﬂ.bguaﬂu.w_.

m..:nmzum SNLLHOTT ¢oEmEu_

ITags

[T ML e
BQUnN Pofasd 8 13300Md

1006 V3 "Ry
any Quanded Sh2b

*A9Q SN PIXIW
3y euayuidie) SpLtb

JIL
‘3
T
|
i
L4
b
=L

SNOISNIWIQ HOTHALXI ¥O4 SNVId Y0074 1IVH3A0 335

e ot iy

FINAIHIS NOLLVINSNI

- T e
- P
Haiatq rroR] 3 EOY I M) sy M)
P Te———
st a2 4 e ooy

§ PE——————
Wowrg T8 1 ATy Bh) ey R

T T -,

NOLLOMYLSNOGD 404 LON

Sam &k
iy | B SOSL - A —— a IR
. ” Wotisss NOLI3EE

ey e

roaes s wy g
oy vis s e a5 oot ok R 8 0

ONIDTT IYNLXIY ¥ SNLIHOTT ORTTIED

N G G, |

— ey

e T
- T ey

(z02v '8 ToLY 998) 2inpauds lem

P T

e ey

[ v o, R TR EE S

wae men | CTE7TTRL] (e ma dn

trary w 12y =5

1y¥ _HU (v mEmanes | TS0 e oo sy

o o | o P o o a
\ E=— (murasmmgiama | T (]
. e ) gy oy Ry
g = PR e e
T et pe myan : (a0
CENESNY  avmamsmom | L ot eermupmg oy
aN3oI




A = ]
TO ivisvoou 0 i Sunms s - wodw ane €0 i Suriss aissizan - oo ave

T w —=1
3dAL WOOYQIE T - S3dAL LINA e ——— - ~ | m
E——ypaa ===——=—0 o !
MN .H < TIN0IHIS HSINIA LINN TRl < o o
E s - - — i = W - -
e e o [~ PR
TINGIHIS ONLLHOTT BOTHIINT — s =
m — 3 . i | P!
1 % m e 9
o ! » " 4 »
h-] 3 i
3 5 v _ " _
n s | -
= & - _ . : » ?
o mesi 4 |
m i ...I-D.lu.lll.l..l. 1 E ] A
e wommewa on o] s
mquny pefald 8 19308 H pe
1006 ¥ “eudturdred F~=1 ) L + 5
a4 Q) Sz o pritd | R ot A y .
*A3Q 9S PaXIW e -
‘aAy epduidie) sy =1 & A T el I
= = o oy el 1 ey mmn il e - -
o ; 3 TR = = z
e e . ] e |
w | T |
Ct a5 - I
i 4 7 Tl
= ‘1
o= ¢
_ _ . | 3_ AP
Lol | = e [t |
) I g
v 2
v — A
= omeg § _l sttt a
L L] N RIEA Dheg Loy § 1 -
bt e | s
e prrizle _ | s&s;._!'
(femparengy Memery putey ~epe_¥) e @ YOS CR a1 —

2 e p e sz
7 £ Vimea) bt 4 8 e wniniey

IINAIHIS NOLLYINSNI

5 ey L 8 P e ey A S5
- PN s e o e Ty P 4
e ] 1 PRy e 4tz

Have pasmg o 01 i rom 2 e v

St ) o g b g b

M T 31 B B D

EXER
NOLID3S

v s g s
Y P TS g 3y 155 e 67 Burin 65 8 215

N33 JUN1XT4 8 ONLLHOTT ONITI3D
b

— S— -_ |

—

— =

— T R —

e _— .

= — —— %) L ..n..t.-t.l-h.td
(ZoLy 8 T0LY 335) BInpayas lem | 47x,

P

oy e o

CEEEE e

——— sapmg ey | TS T e i e

] tweeinmmmmes | i) muma St PRy

—— LT =} i

0 tmurasmmeny | 70— (o my

Ca  (wnmmmenn [T, T

e i




TO i doons TO0 i i civssisan

4
3dAL WOOYA3A T - SIdAL LINN e Antmen . = -

Z48]  resse

ATNAIHIS HSINL LINM TVOTdAL

GEIP 01 300LS =

-

FINAIHDS ONLLHOI HOTHILNI}

)
4 STy Gt ] 135
T 90AL LAY

g NOLLINDSIT oM
e e a3a0ed

1016 3 PR

Ay EUINIARD bt

*AIQ SN PIXIW
‘aay enajuidie) sy/y

[

SNOISNIWIQ YOIYILXI W04 SNYId YOOTd TTVYIAO 33§

[ .

Fomnard psti s
¥ory 2aaLeg

T T L
i
] by
g o 1 |
uryp=s Ty o i 1
J e s 1 0 i )
et - —
SRy gy o
e serw o
(i o3k v) v 4 g Y sy
(b akey oy s ) v 8 O T -
3 e e T -
by et g BN . s .
= 3TNAIHIS NOLLYINSNI
¥ 0 g e P T 60 9030
. -t 27y i i B e B ETSRAQ P 03 DS
J
By T s —
[P ——————r———
p
) it s
e i [P ———
=t - S
D, P ——
- =3 e | B2 arean
i NOLL3S NOLIS3S
s b ) Nt T

sronzs a0 g g et
YL S Ly g3 a5 553 920 45 5

ANID3T IHNIXTA B ONLLHOT] ONIIAD

3
3
1
2
-4
I
—
]

2 2
) !....-.I - -
WS llem o
ik S =
P

o1 mpry g vy
o g .

—— p— [IeRIr—
azy 4 Tasy @S]
Lo mneuwon | Cmim e e T
Cd——— e e ]
o | L] et
] (Mt mop | 07 g | (wow
_ T2 T nuemeas
— o - e
el | s
l...f}...—..—.—.r.r. T — e i o/ ) ey poos

an3om




Ads

T0 wriwouis €0 riooiam

T 3dAL ISNOHNMOL

"
KOOYQ3E Z - S3dAL LINN i ——— e - m
| —— L e —_ o [."‘ m
mN .H< JINAIHIS HSINIA LINN TVITdAL
f— —— .
—— T ——— et m
[ — R I g
31NAHOS ONLLHOTT HORINY T
o
o
E]
S
z
wn
-
o
=
m
- >
v MOLLATDSI0 ON =
canw pofasd e 133084 o
1666 ¥ ‘et =
g QRD SECD m
*A9( SM] PIXIW =
wn
“any epjuidie) sy/y K
=
n
stean saesr
No NV1d DNTIEZD Q4153143H - H00W IST .vo h<.._n<u_z:.u".nu._uw:ux.xoatnzn
LL u +
= - L
e L
) —+ 1
==J "y !
7 LT | i
=y v N
St (il ol - ) He—
) [— e : -
pre) uot s -0 Bum g
B oo
. T |
e et oot
£ s o )t v ok e et |
r (o maa puiry o 2} PR 8 P ETH g | . T _ . SR
= VRN, 75 M D DazaoTy » L —— B
JINAIHIS NOLLVINSNI wassiaiors || | -
3 "
- L T —— e — e — e — e — ] — e
e i ‘__ - | s
et g 8 i s A pg LB - T AIHEINE.
L s

e P — .:.. — - L
3 p—p————— "
S ——

— B s
Se— LR q s

m—rr \
S r

YA Gars g Mg a5 el g A 0 WD W5

“_ {
AN3537 3UNIXIA B ONLLHOTT ONITID A e = ] AT I =
b} _ I Tt
— T T, | I L |
—— SRR St Ear i | o
—— L p—— I i 1 | H
B e I . . i) . |
e e o o 4 e P b — — = o
i e P ——4| | == o |
————— “oa—edek | e . (8 . L. e
= B R - ] L . | - 1
(z0£¥ © T0L¥ 522) 3NPRIPS l2M P e} ) & > :
Siee - o s, =
I | . v _ L
- -
2 - | = |
Iy e Wl ¢ | [ _ s B TRt o _ !
I et _ I -7} 3 1 !
—— YA P ~ (0 1) gest Arry L ! T . — . —
o] cwomnommon | 2 mmen bt e o _v: R ,Ir..“ -
E—1 mmspown | [y e > - L] | ol 1 Aerthaer
1 (wambmmgome | T T (oa oy e = : g T
[ T e o = i
EETETE]  Ietemeas— | L o e T =
CTECEY & i v @




T 3dAL 3SNOHNMOL
WO0HQ3A T - SIdAL LINN

9C1v

e EOLLATEITG O%
Ay pal T NS
€10t ¥ ‘Puantie)
XY CRUER) ShLy

*ABQ 9SM) PaXIW
*any eyayuidie) Sply

-

=3,
7

I
i

Wi Ly
o= DT H L

MO dOid4INI + 34NLIINRDEY

ViR

i —— e ]

—
FINAIHIS HSTNIS LINN TVOTAL

..t..||....
= e >
! - e

TINAIHIS ONLLHITT HOTHILNI]

urpoms c1y
mp— 1 n
o o s
ST8 e Trmson Mp AANT b

el
oty 573 o . 1) Cry y s
(Rmpemey vy g orLT) TV ¥ PO IR

JINAIHIS NOLLYINSNI

.. Y i o e g B A
- 20 i 1 s o £y 30 ) ey
ane i o a3 o S0 130
g g St B A

R i e Lt e
& P —————

e e e

s by A5

P B

o a0 sy § MR
v nL purs g 25 Siey 79, S0y 00 U0 35

aN393T JUNIXIA B ONLLHOTI ONITIID

iy e e e
e e g T —

f.

—

———

—
TS S C
g

(20£¥ 8 oLV 238) 3npauds lem

YR 1) o vy 0] ¥ TP b Dl sy ) L Ir ST aag B
e mnins

1.5y \aye) macmn
o 1] g

oot

| m—| surs oy | o] e e

b (engy @ Ty 25)

o o mtimasmmm | 0000 e o iy

— e maszadiy

e suom —

e (wirmtemn e | = i

/= n ¥ ERNILe=re s
wrram s muis | e

L P e Ty P

Pt |

AN |

SNOISNIWIQ ‘1X3 404 SNVId 40074 TIVHIAO 33S

ERE

a0 NV1d SNOIED QLT - H00M 4ST

Rt

Feiee

— o
o
|
L] _ wrack
icr
TN | N A
_.
|
1

.

—

b - .
e it o y !

o

- v
- +

- ol

e ;

. et |

=

T
© ETOUREL WO Y

Bl it oS L N

IA.(_\

;(\ H
_ B g il A
i
L L
= - 1
iy i i L} A ]
P
q s Nc,d
1
_
B = w
¢ .
_
AL _
e 1
Sl —- - ;
| E
O
i |
e — m ety
[h ]
&

el




€0 imitoonioie

3
5:
g-
L

35A0HNMOL

WOO¥A38 T - SIAAL LINN e ix =
o s e —

N N .H < 3TNG3HOS HSINI LINN TWITdAL

‘ el ————)

L 1w 4 —— - )

o e,

FINAIHDS DNLLHOTT HOTHALNT

ava NOLLATIISIa ON
mquoN Pefald s 193(08d

1086 V2 Puawned
Ay Qo) Gy

*AD( SN POXIW
*aAy euyuidie) sp/iy

SNOISNIWIA 'LX3 404 SNY1d Y0014 TIVY¥IA0 335

P el
[4)] Muanuhmmmmmwb%muxu?-m« 0 h!u.l!aﬁga.gua«

ey
(e 573 00 iyl e84 s T
{tamArous RATY gy vl £) PR § PO €Y

31NOIHIS NOLLYINSNI

. Ty R B o £ B3 e v

- 1 P S A ey ) I ) 3 VRS

P L L T

o P,
e ; q ona

Hons33s

S p i s
Py vEeL g org g a5 0 3 B 990 2915

QAN3937 3AMIXIS B ONLLHOTT ONITIAD

(zo£v 8 T0Lv 235) 2jnpayds (lem

Sy rumirag
o1 U W) Mo
-

—— s mont o mtlin
ey 9 tary ms)

Ca] fwa mnlimasow e ovy Az rou

=23 It (o ity
1 i bl romon amsn
] (mimAbmsgemm | 77— I
L T =y
| ——— | - 2 -
(R i ! ]
[esmacece [T [ O M T
[ ELEN]




404 LON

17)

v

SNC

NOILONY

SNOLLVAITT'

YOIUIDA TIVHIA0

{174}

*A9Q 35N PaxXIW
‘oY euuIdie) SH/Y

et
10 (133%3) NOLLVAT13 153M

e

.

e —— .
—————— ——— o .
|

e e e T T 1

A A ) e —— T

— Y b ey bl

—_ —y
—
uuuuu adrye —iy —
L
s
iy iy i .
Laanntl
— p— bd | Vg = L)

[es——

A3) HSINI4 HOT¥3LX3




sma1
T e T 0 Sotivans sas awvasenos

SNOILYAZTA

QYYALYNOD TIVHIAO

cocy

T 0 Swivas isvs cieasines

‘A3 @SN PAXIW
‘any euajuidie) spsy

A= Pl e T

A3 HSINI4 HOIM3LX3



HLYON - SNOLLYA313 HOTH3ALX3

1954/

Sy paias 8 DR

1006 V2 Akt
ny B So(p

‘A3 3s() PAXIW
oAy euajumidie) SpLy

NOLLONYLSNOD ¥0L LON

20126 ¥
2q12 renegg

MOIS3T dOI¥IINI v IXNLDILIKIEY

VHNE

a1mn
T O i vrsainzav) woivar iish ) S

—— - Ilu(ll".. .

FINAIHIS ONLLHOT] YORITLX3
TFenb3 4o JUT ‘LoewDUrz Ag 8 [leys ST STUL BuIRUEd.

O 10414 UOPORAIA HUBAIRD + 1a1Rg J0d CURETD JURZ pIARIGS [eLLRL ¥ 1M
ponyTIoN dgegs i o S AAnERq 1

FINA3HIS HSINIH YOTHILK3

ERRE
(44} 15V3 (-3AY YIWALNIGHYS) NOTLvAST Wixon

)y
bl i e

- Ekp




uve NOLLDRS3a ‘oN

NOILDNYLISNOID ¥O4 LON

1S¥3 - SNOLLYAI13 ¥OId3LX3

[4%4'

e T R

0qunN pefag 1 133(OHd

£1066 Y2 "musdiey
7 QWARD Sheb

*AQ @S POXIW
"2AY euRjuidie) Sp/p

o
T O iiowwomvasva

AL

O Gurosivoniins 57

—_—— m— -—} _—
= PRI &




HLNOS - SNOLLYAI13 HOI¥3L1X3

¥4/

e b

el
Ared wotnoiio ow |

aquny pelorg e L2308
1086 ¥ "Pudiad=)
any eapde) SuLp

*A3Q 2s) PAXIN
*3AY epRuIdIe) ShLb

NOILOMYLSNGD ¥0d LON

= e AT T w8
TINGIHOS SNLLHOTT HOTHADE

“1mb3 10 JuT ‘Uonnouz Ag B |l 1S £R001d Syl Supujed

n + JoyLrvg so4 Bupwro) 2uz ¥

g i

e

— |||IH|M' Inln.]‘rjwclld.l-_..““
= e

L = e—
— = e

= i e
< o L

== — — o E— )

=

e "=

g

TINQIHIS HSINIA UORALA

sansn
€O iErronvamnie -

Py
TO Gisvini vesivmnvrainos

ARy el R




1S3M - SNOILYAITI HOTEILXI

vicv

= o
]

NOILONYLSNOD ¥Od4 LON

SELLITEHID oW
RqEN ol 8 153008

£1066 V2 TusutsD
4y MuwRT ek

*AR( 9SM\ POXIW
‘any endjuldie) SyLy

I D e — — — ——




HLYON

 SNOILVAIT3 QUYALYNO]

1544

NOILDINYLSNOD ¥Od LON

"any euajuidie) spiy

10 Sicassmie: swvsine

FINAIHOS ONILHOTT YOTHILT

IMMb3 40 20T “LONNDUZ A7 ¥ IJEYS SR DIUL ‘BURUIRd
@ Joid UOFRIALA IUEAED 4 TG 10 Buieod JURZ pednids [ruLL ¥ 1M
q e [

i - i
T i ll..l... 1.,"..,. B
- =
———
T S
~—
ot e —
e T b —
: ‘.
e Se— e
AR T
. -
e — ]
Ty
e, sy P
e
e Ly, 4 L WL, ]
e e et
]

TINQIHIS HSINIA HORIALXI

e
€0 L5va vonvasisfwion avanincs




1SV¥3 - SNOILYAI13 QHVALENGD

91¢v

- e ey
i SELLAPET 0N
AQUTN Pefald 18 L3300

1086 VD "euiidsey
Sy qonae) Srep

+ *A9( 9SM) PAXIW
‘any epRuldie) Sply

NOILOMYLSNOD HO4 1ON

NOIS30 $CI¥AINI + JaNidaumaavy

vHN

H ° .n.—.kln.”_ NOLLVATZ 15Vd GHVALNNOD

N° E—Is.—g 1572 GHTAINNGD

N




=

NOILINYLSNGD ¥04 LON

HLNOS

- SNOILVYAI13 Q4VALENOD

LTCY

S iy

WL on
mqun Pefald 78 130N
1076 V3 "eedm)
Ay eangde) Spsp

"A9Q 3sN PaxiW
"any euduidie) Sy

=

TINGIHIS INLLHOTT YOTY

i T
~ Sty by

Elbc]

1Nl L0 U ‘uonauiZ AQ 8Q 1Ty ee0LS UL Bunues

wm N\

Q + Jojuieg 104 Bun ¥
P2 ARERIUT 9 (1745 129{ald I UG PN SARRING T JUNPMAS pasoda Iy
oraw e
[ e oyl
P -
= ——— =T
it e
= e Yo e x e
e e et S v e e i)
e — L ——
P ———— ]
E— L —
o S AN A — | e b
—————aF B T i iy,
- =
i
e
—
==
o T
JINA3HIS HSINIY YOTHILG

saean
N° LSam NOLLVATT iifios Givilnes
L —J -
ewy edi b A
i T

15¥3 HOLLVATT3 HLAIOS GMVALAGS

s, 7 b
) v iy, m
a
—
n ¢
—
i
i1
2 L 3
ol i
NSy

e e e - e el e & e 6 8 e £ e 8 e & — 513 )

- e— -

—— e— — —
e




NOILONYLSNOD ¥O4 LON

153m
=SNOILVAIT3 QUVALENOD

8TCY

M e

ava NOLLATIOSIA ON
Bquiny yefald 15 130N
o ]

4y MRl Shib

*A3Q 35N POXIW
*aAy euajuidie) sp/y

p = e ——,
TINAIHDS ONLLHOT

TG 10 NI UaTIaDuEZ A8 59 LYYS 201 SR BuRured
murg v

pammeny 13
= o, e
— ———p—_ L ___ s, W
pr———

—

— sl L S—
e

T e

= R =

— ¥ — — . T
R =

et i

== ——— e —— . .
i —_Zemiag sy
—— ey
e — — T —

(4]

e - .
TINAIHIS HSINIA YOTUILIXI

2401 -

MG NOLIYATTE LEIM BHYALNNOY

po—
T O tifos vonvis iz cavizings




— e il N = = e e

10 ﬂfﬂJEEEmﬂumxﬂﬂalii| - -TT/T s T - — €0 15V NOLIVATTS ¥OUIHHOD 1M TWDMENNGD so T

SNOILYA313 YOOIVN0)

61CV

s B

auva NOLJDSIa 0N
Ao A LAMORE ——%
L1086 V2 Py

Y YERNEE) Shb
*A2Q @S| PoXIW 1

*any eudjuidie) sy/y ==

41 [ z_. — = - %0 mzﬁmﬁumﬂmwmm.glxi..immziwﬁxma. Tt : o - - 90 Hmﬂ_zoﬂnﬁmxgﬂxﬁﬁsaﬁsxs

NOILONYLSNOD ¥O04 LON

_A




TO faisssiings/nuion -
1 .
i
— |
SNOLLY3S ONIATINE TIVHIAC i i) -
k_l._ i __“
\..\n ; Voo
]
T0EY g AL
= - r T i)
- . - =
g gz W) 3
o ESRETELT [] .
B i il - i
z el | i 1
® Ly - i
= a0 bl el ey LI e s - — s e e R e ——————— n—vll»w llllllllll H
i H
................... = =
Wt yBRN Fem,or i H m
s “ _M w
I — i R
i oo L d
B hosking Leul= ot
uyn st [ €0 WS duosruion |
: .
*AaQ 3s() paxiW P |
‘any epRquidie) SpLy = T
[ '
]
g | _
= [ ! =z
E | | 2
= I3 1 =3
3, ] ' 1) w
1 m i ! .nvm
> ] @
_ & v M [
= | i mmmmm—eer—a ) .
(= _ﬂ ! . _
= [FO _ iz
o Y J H
- I é i
el i
£ Mo “08.--. AKAIMLEYT "
) _ b g gt
= AT
= |
_..qm 3 "
= vzt |
p 1
= | 1
~ i
L |
i | s il
= i
m”.. Fe——————
- o _
N Iz "
i€ ;
—M 1 .W
Iz !
] l
Y0 Soisesisimios |
I ; |
H
1 1
L]
i [
[} ]
! 1
]
i |
~ ' ]
X I 1
. ]
i _ i
I 1
' ]
)
LT S S S
1 .ﬁ. []
] ¥
| 13
' 12
| IH




N s -
TO Veiidaaimisse €0 ioivas Y0 i

YOLYAIT3 - SNV1d 0IDUVINT

10vY

/

s WRATIE0 O
mgem il La0M

1006 ¥ "enayndsey
Ay i) Shzp

*A3Q 3SM) PAXIW
*any epsuidie) Sp/y

aruv
B g ) e

_—
1
i s,
i -
P s s ot
sotu preyeLs <
T )
it ooy Ly e AL AL 3
T s s o o e o i
St oo
s atan et
ey
vt
- = |
et |

1
T Y Crerringiogt-¥-)
=

e b & o e e o6 S —

s e
1 0 14 P s vorATR 2 s s Ut D
wumwa o vy o
ooy %
44 011 ot vy #
“ypmadn q.omeag 5 A
i i vt = = = e
s s b v i 2 5 =
s sacs = ‘ /2 g |l
L= c 3 vt .
ety 7 S )
i o ot 7 0 e 13 H |
S sorin 10 %
o i : LA )
Ll ) Sk Aevpers U 78 %3 62 1
ot iy 53 g z

amuoane 2

NOIL3INYLSNOD ¥O4 LON

e B i aree e S| e
T A 1 P L LTSS YT 5 U /T 0 RPTEL TR AP Rk RELTY 47
bl I IR M s LB P Y S S (1
o ey vt .
tuny . .y 7T
gy 12
TR pott) 2 Mantay I3 0 A a1 el

R AR Y

@
= o1
qurt waci ‘
Lo xa e G =
e
o g1y 40 i
Wt TR 230 (S N ey T L

T Ut D

st
gy 420
AL G Q0 P ) S T e S5 9901 G B LR P [N P iy
T 3 s 4 DL Y U 03 19 AL ¢ vt s s R s

e ey g
T 4 40 ) L

Py 1wy TSN 2 oS T S8 271 2 24 451 27T T ot § 89 0D R s

..sEEEEa ....:vv.n :

23 im0 fupas v

bt s 1 b 4 b
0 a2 b o s A1 (0 LT 8 8 (LD ot i)
OLVHETE O o an %, Pl  Umt At 24 44 18 b A w6 shps 8 P2t 42
i Liroid 3 M AR 8265000 WL 53 T 104 70 T ¢ U AT S0 1 3 112
et arsy e z
1R ST 2 e 3
poas ‘Lura vz L
o it '
S3LON HOLVAITI TV¥3INID




s
10 'N¥1d 0014 1ST - HINOS UIv1S

HLNOS B HI¥ON

SYIVLS - SNY1d GIDHVING

oy

atvg NOLLITIOSIa oW
TequiN Pefaid 3¢ 133r0Hd

1006 2 "Puae)
34y QUWIARD G5

‘A3 S POXIW
‘any epRuidie) syLy

sa-an

ot an
S0 Nvid B GNT - HINON NIVIS

€0 oo fiiGs avis

_— .
€0 25 o 90 Sz o snvis

NOILOfTELSNOD ¥04 LON




S¥IviS

QUYALYNOD - SNV1d Q3D¥YINT

govy

ava NOLLMD= oM
T 8 IS

€106 ¥) ‘wskatE)

4y eBuads] Shiy

"A3Q 9S) POXIW
*3any eujuidie) Sp/Ly

NOILINYULSNGID ¥0d LON

T0

€0

irria HogA i 5 - CO W e YO0 inisume - — - S0 Ftoua s
" A A.
) ok
= v .t
3 j 2 NN )
= .u_b g B e r-
_ (Ao _
p z
_ | .
-.-:.H..:mn =T __!._4 _
T e it ....-.“Juﬂ?.um_ ~ _ N
_ ! __ 1] i 5
= _ = . - i ) :
A7 | “
_ _ b i ; e
_ _ A
__ | af
. i !
3 - § 7
i i | .
ol . & .
& \_ v
~ ~N
S 90 onsis L0 v
a iy 1
) s o e 44
R Lo . .
» s
B i <
I »
5 R sroacs,
A g 0 iy Gy oy
o - pLeT.
3 | S
. ! : NOLLY3S
) ¥
——

a

anpas
7 e w5 (10

arpncs.
iy O ST




uva NOLLINOS20 ON

NOILIMEISNOD H04 &

SHUIVIS

3SNOHNMDL - SNYId d32UVINI

yovv

Dqumm PRfald e 193008

1056 ¥ ranadse)
Y B S5

‘A9Q 3s() PIXIW
"2y euRjuidie) Sh/p

e
T0 s ioou sss

N o h‘_._lsﬂ.oq—u anz

€0 toios

X esvru Y
Ty I

waen
0 hﬂn‘xsm.h-

e

ma Wl SO0 ONT

90 ioiss

—||.h_

LT
HTIBSUISTY T2,

£0 Fien

80 Joiss

60 ik -

0T ioidis

@

: . i
/';L_.__._.__ e




10 Sl €0 iiomaisian

3LNHD

HSYYL - SNV1d QIDYYINT

SovY

Tva Wouemosaa oN
JqumN Pejald g 133r0Nd

1006 2 ‘AR
INY IR ShLp

'A3Q 95 PIXIW
*any enquidie) SpLy

L s
=
<
= !
il o
o - _ .
w.ﬁ Bl r T i
m i - | i
2z _ -
[#5] |
=] 2y
e 0 i it aasmis voow 1553
ﬁ“ -
i
o Ty T
= % s o 2 i wil
e il
e ST
1
” =
[ T | I = :




FINAIHIS MOANIM

T09Y

ww g TS Ey

auve NOLLIRDSIa ‘ON

NOILONYLISNOD ¥Od LON

mqumN pelalg e L3C0Hd

10T Y3 'TuedD
any euanadre) Sozp

*A3(@ 3SN PAXIN
*any epajuidie) sp/y

fy oy )
i

ey 0] sy 0 2 v

@y !

a i pr

(1 R0 X0} 050 5 0 ) L o Y LN ) ) 53

oy
ks ur YAET L PR S VTR n Y 4 T T 01 94 AN 9 B Ay s
NI sty e el b g
(i) D) Yo 9 0 oremen 425

e

v )
s

W D) T g s g 2 el

B Lo xyouts = 1T 0y € S P ot e P e oy aty

S3LON ONIZV19 AL3dVS

e gy v omiarma

ol s = wpt w
LTY0rgI1 Ay V2§ F s b usera

parta o 2 o
i 5 oo = ol 2y

e

| {1 S m—

]
@)

[t SHES

[y

A 1 T T 2 P ko o i e o o e
o

e v

own g 1
Ver TR P 4 iaad @ ST

5
iy A s ey A o 3 L e
) o8 2 ot L1 Y il i 0] ¥

e

o s )

2 o 2
ey §
Vet +
'
e Py e e b et
e ¢ At - .
oy vt i
P ] o] 3
e s ot =y
rarn
B i s g g e 20
s o o v =)
c
ey met i §
T it M s M St e S g 54§
apnm o ]
: 3
ot By ke § s Tl o TS 3 ek e
Crmiey
P rb 304710025 54

T 6 0 T e o hiam Pk . ) T
(PTG 00 Y €D D/25 1] 200 3 vt et EP M2 s mpusm 1y 7
LD e o o & g 1

cvartng oy [Rryran—

o e 3 chrmep @
SALON HOOO

ey OIS TS s amgawED  wwn

S s a5 I 0 A

‘oo —on QR ¥

TyPeas -u s i

[ ey - 0L i

s - us Guen) ]

o0 w0 AT nas v WD 3

OrY TR iC T AT i

ST “u N D TR ire)

avd —u v -

Tevngy 004 o] 1m0 '

v ] o .8

045900 kv TS it AT -
SNOLLYIAIHESY ITNTIHIS

[ e p—

z
e v 3 yru
1

SILON MOUNIM B ¥00Q TVY¥3IN3D

SIL0N MOONIM |-

IINAIHIS MOANIM




.H° e T - — mo e - - wc Lot T VN . sanx
SRIGTS @ TIS MOGRIM SNIGITS “dAL St T HoakTm ANGISV dAL TI3H CLUVEITRIOD § T1IS MOONTH LINIHISYS “dAL TT Sisreooini iicaaios o
) R e N -_ _4._ — g Y ey
S1UV.130 MOANIM . | — v B e Tl
o I e BT R P L e R TP P
209V A G ilk _
Sl i | |
? e by Samrog | . L
-l amrq wiron; wmen i . 3 ‘unsa s
i o R e M S e
] | e 1 —— .Wl.:.l..\
L M [ nu ! st e v
b SRR |
.7 u | | e———
.ow s g B w75
v an sy
é.\ o
&
o R — il ——
i s
—_ . | feam
uva NOLLNRSAA ON b e A S i Jeoa s e
mqunw eford 1 1II0BI 90 o o - 60 L2 g 2ax
e E._..M“N 'SNTQIS & QVIH MOGNIM LNZHISYD “dAL” -6 TVITH CLHINYES & OVal MOONIM LNIHISYD ‘dAl T Soou sincio @ avan uduncass ahy
*A3Q 3s) PAXIW - o T e e -
‘any eusjuidie) spiy
— ——
v g i s — et
i B o
S ] e

s e

i ..T««Pl : 3 _,i-..\_-r..i..ﬂ,... _\hull.wu- : —

g astom, 4 b w50 e heera
& sy i f b g e ] 7 1 s s vt
- J By e g o ey X . s Wt g o Aty i
2 X s =5
b4 T i \ i & —Tn s e e
0 _ R e L T 05 N g Ly QeM i T
b by 3 - i
{ o N
llm | 1 e Bnary ey 5 i b B -
i - aeh it v Y o E .'_ﬂ K N » - A
ol ! IR N & R —— el
1 Jst TR~ ey~ il 3 e ™ e Sty imle |
nv J R gt i s SR 5 oy Samd g o
= €0 - OT St €T
ONIAIS @ INYL MOANIM SNIADS “dAL TYi3H GALYONENO2 & BHYC MOONIM INIWASYD 'dAL TIVAL ALTHINGD & BNV INOYITHOLS ‘AAL
(@] . —
ey ot s
=, EENS— e
w " oy et
o e e T —— s
l .rl-F].ll.l..lIlE. w i ‘../ ...... B e ..r-\.., —
v ey | I R S i Iq»
— b == v —
< 8 SF == I
(@) \ =rhate ] A Fu -
¢ .nL - % . '}
el \ i ; i \ o
I / .V\ — L o g it
TPmOS o pragr - =S
o N e .
= EPSMAPISS £
4 o s .
= gy Sanr) oy y P, PRS-y
e Bapm e 5
— —
-—
S ——— e v [ el 1
e ot e g il TinEery vt b sy o = o e
[ 71 JE S ———— b
DNINIJO & UVISA NIVLAM WIALYM *H TIVM BNITIY @ BWYE INOMITUOLE "dAl
i i, g g g A R iy g
— T ] P e R
' .
i [rrep—
] A,
] g e bt ade -
N A b -
iy 13 e peneamy
o 1mgn
et t f it s v o e e e
- = - - = ¥ ism rarmy
= =i
- B | heta ) i, e b
.—. hirr o
o i . -y by
MOIS3T dOIIINI + I3LIILIHI A - | oy i
£ r = N L] sy
s m o
Y g ) _h PET R s
0 . B H ® T08) 30,7lp weamg 5 2y
- b 1 e lriredont R D i)
! i P e R w2 s )




YOTHILX3 - IINAIHIS ¥OO0a,

S09V

L7 Sy iy e

v ALK oA
mqunN efald e L33r0Nd

TR0L6 1D "Nt
Y eI ShY

*A3Q 3SM) PIXIW
*any endyuidie) Sp/y

NOILONYISNOD 404 LON

- m .
10 M.z.‘mﬁhﬁmzoonxogﬁ i

-

tr ey ) 2y
4

(30 300) e oy 0 5 e

{7 A 01 9050 5 3 1S e oy 1 Lk 09 T
g

g

L P LT R R v TR TN I 3] Y .03 BT e 4 B0

AN R 8 W S 5 bl ekt g
B ) sy v 0 oy
i

o o o1 'z

Iy iy 3D wma

T 14 s

Iy 6 0] Yo 3 2 aponen a0 s s

5 W2 5,540 ;D 0 o fokoms YA KD i BIG) 1 S Ly By

SALON DNIZVIO ALIVS

Rr v —

b et g !

L2 RN B 1R S P By kst o
0

[ .
A3 3 e i T Dl 304 Tt

n

pedaiey b

trom L
e 5 vazes,

v
e 31U i 0 iy ot arl

o

g

rq 11
ra i) WA i Al Y i

W

et D s g L Y 8

T e e
b il

oA sy s 1 9 Ko,

oun vomi>

Jaskgovnansy
X

——

SALON WVYMUUYH HOOa

[ r— g
Turs

B e L e Y
R el b ]

- [l
T ) R T o e T s i i bt 8y 4
B b P R

T eanna

i 1
B0 T 18§l e 8 1l Pt s 0

S vty e s Lk

fl?..rre.f:t..ilt..i.a,
T D B A o nnd P Rl opr iy
e LY LA

—— oy
wareg
8 At e Bt o oy ok A N ity &

- A T
R ]
S3LON HOCO
oY SO A -5 TmoowEn  eiam
s s .5 DAL KON s
oc —or aRALTANH oo
e —u o -
fovrey b 1oL v
LS «u3 b o
oncm 00 DS ons isials D *n
A o4 TRV ] LI ATV -
e s 00 D KT e
ared i s -n
T - s =
e 2 01 ra
14 5000 W2 TR = wesaTY )
SNOILVIAINBEY 31Na3HIS

PR 7 1 g A e

z
PR DD 23 iy

'

SILON MOANIM B HOOQ TVHINID

SEEEEES

B
ool el i ohd

e e S [ [ o e a—, 28

(Lo i e ] i S S S X 4 )

7 lgH 50 B R

R

1|
i1

i

2
i

LK

LE
il

i

o
-
-
-
-

-
-

AN T A 5, Bt e m—




A0IY¥31X3 - 51Iv13a ¥ood

LO9Y

i el ]
PSS T e g o § ]
uva NOILIDSIA ON

arpamy il F WO
L1006 ¥ ‘2uakadiy

ERER
T0 mﬂu‘§\4.m4..ﬁlﬂmﬁmmﬁ§§Mﬂ‘

*A3Q am—._ paxiW
‘any eusjuidie) spLy

NOILONYLSNOD 04 LON

60 Giiiosd i swisisiii-ans

Y 1 i) B it e 8

g 0, s i P gy 4 s Py i

[ A i gt -

ol

54 g com By

- iy iy vt
sam aimgn

»k
OT 560 s Swimsi il

i —

N THY (i sty B PRINDY- 6 /m Glac) Wy onm o

e s ey e o 5

b

€05 u:.nﬁaaﬁzxo&uzuﬁ._m da

P o
! ‘il s
S e M
] _"
-
! p—
I
- - - .—.‘
. g
— [y 2
. g

.ve uﬁn—uo ARV UGG SHIATS “dAL

| ESN

o @ —
s 2 g s G

—— e
himt g w cay

Saagu N, s

By a1g Doy ke [T

| 5 o b

ey
L0 ETESS .z.m.z-mn 2 qIoHSIMHL

SO | .
W, - P g B gres oy

oy

HOOA ARLNZ SNLMSNI “dAL

A o Y 1 AT AT ¥ AR BT T
O] 2l 2y a7 ¢ B e
o] A 19 25 el 4 AR L 83 -

g

80 ‘s s i

Py o Ty
IIIIII e :
a7l gy
g = Ay s
4 g 5 S 0y 3 x
R g
ﬁ. = '

ONIMSNIdAL - NH Euxux&w-xq:osd«ﬁxsnﬂo: il

) £ 9 e MLy  ARS e T
S el b pagr s e e Sy -
e S Ty a5 B 10 Aypmrlaen sl 5 -
e

P
it gty )
e, Ry 4 05 Py e
PRy 134 Ty vy

s et mum e

e
3 & ‘
o ﬁ :
i B > :
s T ]
A i

Jopmur

o
ET 55 aan ucoaTwasm weTion G

A
VT S5 vis worion 4

iy
-

+ . SR .u
A 2 i
I I

. ]
ot

ST M%ﬂ\eﬂ& dn-TI0M "dAL

"t

051
9T awevosnviosa

et
vy
oo

By sy sy s
v

o e o y upiepey
WAIR0) ey Bam

ooooo -

v

e i o y bmpry
WM (1a0] Aniey sz

R yr—




S§T1Ivi3g

ONIJO0UdUILYM TYIIdAL

T0LV

auva NoLATDSI0 'ON
squny polald g 133084
L1660 ‘PUadiy

any eEnade) Syip
'A9Q 351 PAXIW
*any elauidie) Sy/y

NOILINYLSNOD H04 LON

E
4424596508

NOISIA SOIYIINI + 34N1IIHINY

VENN

Fagr
SALON ¥ GNIOT SNIJOQHIUILYM

T0

5y

¥ s

0 v e iy
702 i, pamctivuey ot e ] S Loy e U X PRSI i

T
gy s 0
L s = (G T 0T k1 475 o e 0 =
o1 000 24 0 T 1 m iy i ey
oty ST [———
ey o e
s
N1y 051 L0 051 20 2
ol i S e
e o]
ST T i o1 Sy By £ E R TS s v
L et ] S T Y BT ) @ M) T K i
i ey o 500 Ve 1 Barl Sm
) o toprdanen

Bas
[41] LD HIYIA § BN IINISO el
T T iy b

gy
Bep L i

s g,

4 )

L ren s onas
N g2 ucton bt
(LTS a1 s
o = e qurd

iyt 1B
TR R A0 iy
Mt A v 8 P e A T s

d e

€0 &asant
TIWA OL X330 1V ONIHSVA TWLIN "dAL

- %0

e T e e

s

SHINEOI TVASH 1 'dAl

B e

LN
AT

sy P fra e
i i E A

S Ve Sy o prastng 30 p waar
o e vort

L ) 8 S By

SmEn N by o TS T4 ey
1.0 57 g N e g e

ey g i pa
AT I Ve

s

R e

o~ B ]

1 Y= it s
- w ~ 23 ua e B
- b e s

P ) W s B

mﬂxﬁﬂmﬁ‘z‘ﬂmx\ WL
© o b N VR0 4
BN B G RSy 48 TA

Ty
.H.H igguns.—; £

. . &
WLy
P
i
13
3 o
11 L ’
’
T
P
it v
- T
" A crrnimo
Z s oy
R b v Py el
B e e et
=L N
Tl s
£ L = E s

e

60 Saiiidad TIVM LY TI00VS TYLEN “dAL

~ - L g oy o e 13 7 v
oA = ng i B, T 3 g

o by gyt s i S
s o § ) e 2 Y

#75

21 e s s
gl

< 2Ty 2 s e 1 s

zimlx.salla;.._g

[EN TR -

ENEY

(4] ONIHSYIS NOLLVHATNGd “dAL

oy o g1 gt

e . . o]
at "
- 0 te i ma g U ALY R S RS
15202 2 i b P
ff\.r.. 0 20,10 M R . /D 5019 T S

e, s s o i o
uns
e

2kt
ot SHIHSWES Nvd GTOHSTUHL ‘Al
S ey Y

2t D e e

i)
20 2 amog ey
G st At

w475 PN g 0o

g s T 1 Py
e

L

ESEX
L0 U3AVEH 1Y INTHSYH TwidH ‘aal

g ey
|18 A o o e g (5 g o o o 3 1]

Pr it B o o g

Dauskng 35,14 Ltz navg Ao pn
ki ow L RT3 21,3

17 2 b2 e wnn) ) S5
1+ ) 29 @rm e a1 250
TR N e e e

g o L v
g G A e e ey

f...r.f ¢ u o3 arauy
i . ~
~

Nl ~ >

L - - e ana0as v
o] 3

= =) o
——

e o ) g ) T8 o i 4 e 0 b e e (ol €
um

e nen e

PN 3 o4 o e A0M

gy cromsang many
710 2 e Frany broags
NS (40 230 P 03 PEMANL <]

s py Apag y ws
EEEPEET Ry ¥

DS 3 5, e B b sy

—
e gash s Y.

e et e 11 e L b et 18 et T
T

EATE

€1 DNDIOOTE ¥ dWHLS INOdENMOT

y

L Ll

g v et




NOILSNYELSNOD #04 LON

W ] o S P 0L ) S ] o L D ey ety Sy Wiy 87 St ] Y S8 e e | .\v«.u.iftﬂ»o,i.-;wﬁzm
(o "UHZ) DO+A29XTXAT (s "HT) DOXT+AANKIT f4304 (.. "UHT) D+99XZNIT _ D+99XTNIE
f ] - i
_ L _ | = T ¥ ¢ a ; { ;
SIMNAKISSY TIVM TYIIdAL i ] . ‘ - " i
- i i et §
TTLY s _ W Do e . i
P——— 1§ | ] e e s ety . i N AL g I
] o e vy ; ;
—— 1 | - i el SRS LA - i RS e !
T o e Rl \ . ol pass e psrepd b P,
v et £ ) TR .yt _ i
Py e ey ey T - =
Iy roeret 4 1 SN = - f ._..
\ v iy | | | SO v oy 34 ~=
i PPt G
—
# 10 A e gy -
Siiwe
ey e -
Ry aptinni
uvg WOLLITEIEIS oW | .
iy e N0 LD 0 TG § Ay G (M P 7T R Ay Mo T ) Ty = MmO S e
L1006 VD Buapdred -
o S ek Eher (.. UHZ) 99-+HSIXTXAT (. "HHT) DHASOXTXAT SNHD SYXTNI
*ADQ BSM) PAXIW : 1
‘any eudjuidie) §pzp ﬂ ) i d _
Ry PEPPRCIOR | Y i n
s A ¥ - & : S
e i o) = k2 <
R ||| el || IS8 . . ; e
- ) e s
St s ey
Pweeharguecel || 14 i |
W i abitvps
ey m e |l | e T SR BT <
. . i _
S innerdobanadl | 1 N e
Ll LAY "l
DR ook s N
BET Lo o e | i =
s e
1 I
o a4 oy 4 0 et P B —— o ey » 9 e
(.o "UHZ) DO+ASIXTXIT AS+ASIXZX3 (... WHZ) 99+999XTNIZ D+OYXZNI
I - [ >
1
S _ _.
Brmtuatia e [ L | it 1] pe—|
PR dep B, Gy 1T ¥ ] 25 [ oy i § e - Wby g e Ve T >
d PO bt
. | PPt
IR e e
o Cad LTt T ol i
| acs oty ety rsin e | H—
_ — g5 e H
PR o x A giseun (o . ﬂ [
h D A0 W) 4 3 DU A 1O BT 40 M0 PR TSN — ————
(s YHZ) 9O+AS.PIXIT d+s89Kx0)a (. "HHT) 94D, HTNIT 99XZNI
G rv. v . | ]
sy | > b X
| .
3 I |
=4 | | “ |
ot 0o e 0 ~ | | _
L] = t - - | ] i
e | = i s _ ﬁ
] | |
! | & PRROPIR IR | — 4
= } : | _
wrng g i wp i [P0 e, i o 2t s v |
§ a1 G ) 525 '
f 3 1 || B Sy oues o[ |_
N s o1 . o S, -] R el
[y Lol | ] (] : |
I ot s i oy 3 o T s g  |Lame
=il | ast ST e 4 S - SR _ -4
[ _ R | W arn .
’ [ ryase] H =4 - !
NS b | .
- i o [}
! | i __




TR VR T Ve B ST Y Ny g AT T T R T
(.8 £STT-4S3. "WHT) 99+TCT o "UHT) d+2CT 910t (i "HHZ) 99+dS(T
SII1AWISSY e sep ks s
400H B MO0 T¥IIdAL et famng aary
Lttt - -
NHN< - & b p— ..W“ 1z B N - — ~ TIT
' . (e
ol % | RS
- ﬂ p—_tS : il SR L T
v!..h.”ﬁnﬂ”“k«»mn'..uw — TR Ao g My g5 e 12)
. - Tige R . T - =11 I
s b b way b g g o ey oy | iy - T | 1
L TR | Aer.q ez 20 uramsy oy ) [
. v s ‘
. . P | |
] s by L - h
. o ) . ’ aen ArEr 2 Boyjemss oty T
e oo et s . T | i
i — " o b o ez A B
1= A = BT A £ 7 SR (RS A (N e 1
2 e R = y— 3 2
P ey —
[
oy iy i
ava NOLLATEDS3a 'O By nascur) MEaLET
haanboas L L UL ey e ey T T K B e S WY e T R T — Ty v
T10£6 ¥ ‘Tud . o
it et (uu "UHT) 9+120F {w "HT) B+ICT 1Z11 (o "UHT) D+dsET
A9 3SM) PAXIW = —
s
*aAy eudjuldie) SyLy
by 4 oo 30519
ERaHE
FOT——— s —e—
-~ E

Surrg

ANTNGS 54 BT iy - s et et B2 Y - b [T ik At
J - pemglinle R [t TV
BT Ky : 1l i s ¥ . P R
RPN e e Tcea e I R Tt
il - Huamug

e 5 st rinc

L v [N
Sty raonry

]
Vg of i g b

C

- penan s ity aat oh s st s

- - R

i 0 D+dsCT

Bourg
s 80 Badeng ey

NOILONYULSNOD HO4 LON

- = g e i oy
| . " la bl .
! i e . )
- = . stuang
A v < ] s s saars e

by

|
SR P——— - _ —f
a1

b -
o)

Wrig et b | i LM
p e m o - == e ._I._!J.

o,
i Py

e
P ’ {_Hn

ags 00
By i Bt e s




S7I¥.13d N9TS3Q

1CLY

=y ]
) TR
rema i n E3ETM

(Iot6 V2 Puedw)
Y QO GpLb

*A9( 9SM) PAXIW
*aAy euuidie) Sh/y

NOILINALSNOD HO4 LON

MOISIU JOIAIINI +

g

el
10 TV W 3I5qd ANOITYE dAL

v
€0 S s ouiviais

1ty o 4
b o s

baray
o 540 o v Bt .
e L

1 oy L i 72

s
s g PADLE T

wpacs,

ass e nalg g ok
2

xﬁm!n.::h_.m

arpaps.
) iy

arpacs,
3y e

w—
ey ey g B 11

P —

L

e mgmn

— wrvag;

L} T S R

-

T ey e fy W,
203 tqy woa By

= sy iy ey o

=
oyar cuhomny
o Ly ) vl o

Meeme oy
9 ot D 2 P "R
1 ) e s b

Sarvg sy o]
10 g S Ty

€0 SIS0d ' SNINMY 2SNOHNMOL

PO inicou o suroas o

o

EREX]

s
R AR

rpnos
ey 10y gz

oy Bt




$1Iv13d N91S3d

(444

urs OO e

mquny Fald 6 133084

11006 VD VuanRds)
axy TR Soh

*A2@ s pOXIW
*any euuidie) sp/y

LON

-
w$

NOILINYASNOD O

.HQ L

20 Grevavaans

\ ot
5 gy g e 052

e T
gL
¥

mass
iy g st o ain

o
m_ 20 2 g w56

it
!

g waoess A by

240 DT Gt 3aSEs
P Suj ke eEmig 2
st o

0.0 by
T e e v et

g st
80w T o oL

€0 Fiilia

+0 wuaen i
2NH ALNINDAS 30ISHA)

b 5 ey ey
Stmguse weas,l

EE T

| aeemay




a2

oot
10 SHIANVIA B TIVM TYNLVIS AUINT [4 ¢ e p——

S1I¥130 NDIS3qQ

€LY

LD NS iy e =
auva NOLLATIDSAA ‘ON
T DR TN

‘euaiey
TP Skep

*ADQ 35 paXiW
"any euajuidie) spiy

vy
f o e
(R il [y b
omae I
L s
e
7 ey - o
. -
T T [ 1
r ] _
. 1 - =i \-A_ 1 '
- |
fi—— & f
o
& _
= | P
-
+2
f... |.+...:|
2 1
€0 5
NOLLYATII AL¥D ¥ IINJJ ‘dAL
o5 ot
AT —
s
P ety oy P21 ]

= = L5}

s et
s ) et it

I



10 N._q;bn_..nua.:._.ﬂ €0 ._qwxu,.:.‘n.mw 5) chrny W

$71v13d N91S3d

viLvY

=rebdqee ]
][ “hasng mrns o e K Warmeig arus < nai
= [rpresipiceoah § £ £ S6r0k s o S
= LA B o 2| P s Aadrag ke 21
. wamca |
308 30zt taacs S (] g i 34
R 1 ks 5 e
i i ey i s
0.3 k1L 5 2] | o
| g e G4 e
s pan— | S
I woudmmsa oN oy iy L
i : 53000 o By
F) WOLLAT¥53a O 3 4 oy Ay
s g 8 LINTH '
€106 ) ‘muawadsmy p——— H sy b
ay epswe) Sy e e l -
*A2 as PaXIN oozt L TR
*aAy euduidie) sy o .
s sy a5 2 -
a0
Aoy ons wr
s 93 e s e S
Padirs 5,y 1 gm0 aseary @ ey T
= Sropay e = bl {AUDONOD) L3AVHYA dAL
Sl oy i)
oy
D et ey ey g -
1 e 3 e
s ot
s i kb
e oy ity =
53 2 20 By
e o o gL VR

0 o vmos avis munuvas

EXRN
S0 (TvLIW GLAVDNUYOD) L3dVhVA ‘dAL

NOILJNHISNGD HOZ LON
!i.;
1
fif
L
: i
P oif
i

w—

e B e EE = 20wy g e o 2

p—

e
w05 s s s
G517 e e g e
g i e o st wi e vy
T ——
Mrrarg
Parnas  Bngacs s 1703 6ty i K70
bar 15 i a3
wag o 3
s W iy ek
. ) “uon g s i pran
o st pumcagir iy L o]
oy me ey g ) o Fomdy 21
1 LRty oy e 200
gy v |smirg
i) 305" 70 214 Lo § a3
5316 Py g st
et e e pr | R a A st it
. an v oa s e 0 x 3 a5 i)
7y oy 35 8 1) B b DGR Bkl £ :
a2 0 0 "
asmi T, kAT oy B LT
et mhitntd SR sk
5257 cn om By
% 1 ) vt - =
E— e ST
: g e v L E
- % v iy iy o
e e e

E M 0 aury Lats o w5 s
» at sy ) sy 2
o) 30,98 T ursLy 0T




S1I¥13a N91S3a

144

i ]

g WELLATEIE 0N

e vfae 18 M0
1016 V2 ‘Wil
any e b

"A3Q s PAXIY
*oay euajuidie) SpLy

NOILONYLSNOD ¥04 LON

STi1g e v e

T0

FXRr

MOQNIM THNLYA HIHHOI

e Bna o
=

o mmrTR by
@y g w4 g D

v TN = ety

. - L mavg) s et sy

+ 5) G pammy g pustte
S 1an miry o i ey
EEmPC A}

.

e

= NO“-.-W._.."E S R e

VSl 1 360 w5 s )

) gt

==




STIV13A NOILONYLSNOD

TELY

NOLNDSa oN
ey s 8 LNTM

1006 12 ‘uand =)
Sy QENERD ShL

*A9( 9S) POXIW
'aAy euuidie) Stiy

NOILINYLSNOJ ¥M04 LON

N9I83U 401 ALIADKRIEY

VHAE

e
L Fr e —

e W W5 W AT
[ e e

21m2m

= SO Shiou i s o w-

i

Fard]

90 114 YOIVATII 1Y ONLIOOHAWALYM “dAL

g o g

] By )

PR

€0 oo iv v ik uanis

e i i B gy
R LI

preer)
e Sageng i

baraguy £ erumss
= e 1

vy
aan 9 349 £ W V8

¢° o e
HIDATT WNNIHITTY STTEML
oton]
1630 70,700 banos 501
5 | b iy st
i an i amas ot v
™ Y 230, o o)
sy
Bty 0 g By
onmIa eyt
rgaos ad
e wr men sy Ty

.

P L It

L0 St -

S o

VT i v i

v h—
s a0 e stren s
e bty wikia

o
24 5y 2anu gy xmae

e o et

g 1

s 83y 2
e e

e ant
IBG ATV TLUDONGD "daL

IT

o

_—
-~ 80 Votsss i 4

| dcilscrss

60 srezn

o)
ET St irowiai- v ivd s aii

LT

( pommyebmmoun

T Y0042
9 SIwof orsud opjanid
O

OT G % wvim simnn i

IO 002
8 Quiaf vopsUYAE? omaRId
tmaN

T
R v e g

LR

T

-

- T

0 pcrtess Y50
Ty s P TS 0 0LT

- — ) gan
B v, &

hd uo payoipu) Fe TRW
2°0.0-,02 B 09 1845 MUof LOFPRISUTY
1N

-
YT Gici noiswvaa siawoiios dnt

ey

o sy

a5
(4 = WS “dAL

v ey 1t i -
e s
mmagomart
e e

oy
Pty s 1

o )

P

Acntarma bmesre]

dnt=g
8T "Edviivd ALTEIN0D IV MOLTHAAD WRAANTS "2AL

ey =t
i R —
[P —————
o o s wreeed werpesuuy.
]
mﬂ LU P
d01S TEIHM AULIYINOD "dAL
A N
oty bl eyl e -
o) = hemy = . s -
WS g § Saie 1Y R AcT) . i
o o' "maird sy e
i
WH L O .
NOLLJISHAINI Y0074 HOTHALYS "dAL
— T
: L e S
G =

|
;
[ ol
I
It L ==
e = e e e e i

a7 0 x AL

[ — _-
f S W
A

g i, iy v,

et
o i bogeng prouky

Banguy ey tronuss
s oy wag T S 40

s
0k 2y Gt e )

o bty

bt il

Pl S
iy

e L T

Vg ey ey .




ERLr

NOILONYLSNOD ¥04 1ON

.Ho C e — S — mo Lt N — - M mo e S o —— ———— M.H =y . oy oy N.H Giot, e ey —
MOTIHIAC 7 NIVHA JOOY "dAL TANY SSOY N HOOTd GINYHY GOOM LY 35V NOLLILNYY "dAL SNINYIH HOOH 1V dOL TIYM SNIS1WEQ SIX09 GIYUTIOVLS LY NVId m
] i
PO i S SO e 1
SY130 NOIONYLSNOD e i R !
i = Il - s et e [
M— . L o e et i |
NMN< T o 1 e e # s b 7 £ . 1 L J L
° it Y = |l || zren
- o= L o = e J [ i -
F == S e =) = I
. | ! 1 \ - T J
\ = b e s e umss
1% \ wJJ ¢ B ey - b ) - ey AL g ot @, 10 = ‘.
. | o \ WL = o . e g
1A uﬂlt [ i . ' N -~ e 1 = A |
|..Iu|elu*._|.i o .4|hl.n 3 el e . = e o i el e g el et ¢ \
..—.5:_ 1 __a, g WA L - ok Vs oy =\ ' B 2 Y 1Y 4
A W oy = i \ A e A B \
(o LLH LAl L] -z’ P P Y
o wmaazs i / et e = a4 -~ , o b
e WG ATl SR TS R MO @ e ey . ;\ . —d - - i ] f
g ey ) G ey . -z’
iy g g v Lo B 8 bl ~ Hnatg —
srms =t e AW L L = i B i o ey s o, A
PRS-, “w
Hamg - W
= o]
uva NOLLITEOS3G ‘ON
yasy Peliid e LIRS
y oL SR - T R ———— —t Ll — — pEis AT o
mu_,dm_mu.smfuq.m (4] 50T J00U “aAL 90 LINGWHOVLLY TXVH dil o1 aYiS IN0 1¥ 36V NOLLLINYd “dAL 14! NoLLLIYYA @Ive Giv G o wesimana g, ~ 0C ‘SN0 GISSATH v TIvada
A9 9SM) poXiW 3 928 LT s wwEog
2y euauidie) SpLy P — mgmneemy
S s s s Eoeshimi
TR, 48y LS ool 2T I =
ooy S e
(IR .
g o et et . S e \
L 1 LYY D A
A ——r— i i i Ly P
—!.-J - g e D1 LS
; ol - strpm sy
A i - AR e
u = - Y17 ueq el SYog G- T g 4
. | Vs 2oy e 8 g
i ey rmeny 1) = SN el 4
om0 St 1 e L, b o, ™~ . ]
e 7 hrZp par i, 1 i ™ ™,
Py Bt ity - — sy - = A |
- Y m—— amy g G a wy Bfs -
£ : vy
uammeaz o — / —_—
1 | ETF e e
..... AL A
Ty v w5
Mo St e 5 - o hc bt Ay e ——— .H.H el L - ! m.ﬂ TS P .HN i S, ==
TTYM QL 400H "dAL TTVM OL TIVHONYH "dAL SNIWYES HOOTM LV TIYM INISINIG N3LIHILES ONY SNOLLVHLING LV AINVTVIS 3903 AYMITYM TWOIdAL -
ey W A et § ..lt.). i
="} _I - by i
3 - &1 R
! — S e i
- i
g 1t
MIIA N / 1L e v SN Q2 T
N Iy
H [ e
2 . 4 e s o masy
I S| = ®
b v = 1l S ey e e
v IV - e 3 PET——
¢ i 5 o Sy v WA 0N T o
t .
TIVM a8 | E
‘dAS & NOLLIIS i -1 ) - (o)
O o L e o
HOTUSNVML JOOM AT - i ¥001 3NG3 IV 35¥G TIVM DHISTNIG ) B e
i =3 355 o 2 e b
A S Sa— § Y pattns
B L Ty
. -
=rat
s g,
L Eatannaden Lot A2 1S e
\aarq mnoras 2 by g L > o - 1 I Sn 7 s ¢ 5L 28
== 3 & vt G
! = o v ~
3 i T ——
i i W
ey Sarg -4 i~ Pl g o pssay
T O - B> < R > =
o bt 321 = L, e s o 7
i i P > Smequenss
- k> mnanwEs 14
S |
sy ot ey 1 |1 < - 0y it oond
- 7.... - = i pE] o e o e Y s
g g o - anazrens 0 o &
i Ly I oummn ——
T = "1 A gq o g st 2K -
=" s 3 VT -
|A. 20,12 100 s S AL HT ”f ’ -’
= L} BN o] "= - g
s 2 .- s . enens ad oty s
150d UYNANYND = i L z ! S S .
@ Kotos H i i~
. ; . I {
\ 144) e by pes .7 €




T ° W.Nm%.ww.m.o\iwﬂﬁ Qo unhuaaaph..z QNY 58000 WOTHLDG

$33dS B AHV0E TVINILYW

108V

TR BLRS UMDY
Ssopu| ¥ Kr00g Buipls wnumRlY PO

st ot
s walLiEEe o
mqunN Dofalg % 133r0Nd — P 235 01 10w
“log o s €0 oou ivas swiavas Q0 Siiisy wisi worais OT Lo0a svmus -anigousoievs

N (OIZIAONY JZNOUA ‘HSINT

Aa( as() poxiW — ITINSYVANG YONAYY “THION

: (mmenes prasgeomad) haia iz dojo oers e sy v OGS ITHES ALIUIIE SNETION Tzt

oAy eusjuidie) Gp.p e o b et e ot v
fipLIog LRINRYIUTH ERANYADESHIN o
Ao e

£0 TIOSALADH s p A3
TWSHIHNOY LV SNIGIS Tvidin ¥ONanG

NOLLONYLISNOD 404 LON
!
;

S
S ———
-
el T Py Ll Y QL S OIT
PR — e g ey — -
=
- - -
-
I R J e
e
SR
PR ! —_—
mosouion e
s S YO0 o simsias =]

e U be———

s - e D [HOH KD M OO uld 1 LVOEM S SI-SONORZNSM

IINODS TIYM MOGHIM

e -y s — b

——y— S

ey Qs STy o 1 )

Py g v e )

A3N HSINIH YoI¥aix3




SM3TA JTH1IWONOXY

106V

e MOLLATEIEI CA
mquny Pofald 8 133r0Hd

1516 ¥2 PRy
ahy R Sy

*A3(Q IS PAXIW
3y enaundie) Sp/p

NOILONYLSNOD ¥04 LON




Attachment B

October 26, 2023 ARB Meeting Minutes

4745 Carpinteria Avenue Mixed Use Development
Project 23-2221-DP/CDP/ARB
Final ARB Review
August 15, 2024



CITY OF CARPINTERIA ARCHITECTURAL REVIEW BOARD
5775 Carpinteria Avenue Meeting Date: October 26, 2023
Carpinteria California 93013

ACTION MINUTES

The meeting was called to order at 5:31 p.m. by Chair Stein.

ROLL CALL

Boardmembers present: Brad Stein, Chair
Amy Blakemore, Vice Chair
Richard Little
Patrick O’Connor

Boardmembers absent: Richard Johnson

| OTHERS PRESENT: Approximately 13 members of the public were in attendance.

PUBLIC COMMENT: None

RROJECT REVIEW

1) Prqjects: Davis Residence Remodel, Project 23-2228-ARB/CDP
Addpregs: 5459 Shemara Street
Applicant; Gabriel Zamora, Architect, for Emma Davis
Planner: Maxysol Smith

Request of GabriehZamora, architect, for Emma Davis to consider Project 23-2228-ARB/CDP
for preliminary/final feyiew of a request to comprehensively remodekthe exterior of an existing
single family residence ahd to construct a new covered front porgh’and a new trellis over the
garage. The project also includes an interior remodel and comypfehensive site improvements. The
property is an 8,712 square foot parcel zoned Single Fami]y Residential (8-R-1) shown as APN
001-272-009 and addressed as 545%Shemara Street.

Ex Parte Communications Disclosure: None

Staff Comments:
Marysol Smith described the proposed scope’of work. Staff requested feedback from the Board on the

proposed garden border wall in the fronggard, the covered front porch and trellis, and on the
expansion of hardscaping in the front¢ard.

Applicant Comments: Gabrie|Zamora, Architect, highlighted the driving factors for the project. The
intent of the project is to hetp open the house up more to the gardens, calling for slightly more privacy
in the front yard, which4hey home would be achieved by the proposed border™wall and plantings. The
house-side of the border wall would be infilled the minimum necessary to meet theexisting grade of
the yard, which stopes downward towards the sidewalk. Careful attention to existing fcont yard
treatments inthe neighborhood guided their proposal. Although the neighborhood features a variety of
treatmentss’several properties have different types of border walls at different heights. Mr. Zamora
furthepAlarified that the new hardscaping in the front yard would have a similar paver style to What is
alrgddy installed over the driveway and would be installed to allow for permeability.
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Public Comment: None.

B@member Discussion:

Boardmember O’Connor commented that the project was nicely designed and is compatible xith the
neighborhood, He supports the project as proposed.

Boardmember Littlsexpressed support for the feature in front of the garage as it hetps soften the look.
He shared he has expehignce building rock walls and observed that the rock wal{’proposed would be
dry stacked. He recommends instead to incorporate some mortar to help improve stability. Overall he
supports the project.

Boardmember Blakemore noted thanthe project would use both Safita Barbara Sandstone and Bouquet
Canyon Flagstone. She recommends cOngidering an alternativeAlagstone variety, such as Sweetwater,
Cherokee or Fossil Creek, for enhanced compatibility with #ie color of the Santa Barbara Sandstone.
The water use/irrigation calculations need to be restudigd The Zoysia Turf is not a low water use plant
and the water feature in the backyard was not acCeuntéd for in the hydrozone table. She confirmed that
the plant selection for the top of the border wall ipthe front yard is appropriate (it is a type of salvia
that will stay low). She requested that the specificationsMor the pavers be shared with Staff, with input
from the Board, to ensure the design is compatible. Boardmember Blakemore expressed support for
the project and identified the project as af asset to the neighborhood.

Boardmember Stein agreed with &l the previous comments. The design of the border wall can be
found to be appropriate giventhe plant selection. He had no objection torxthe additional permeable
paving in the front yard. Qxerall he supports the project and finds it to be cOmgpatible with the
neighborhood.

ACTION: Motjgn by Boardmember Little, seconded by Boardmember Blakemore, toyecommend
preliminary/fifhal approval with their comments attached.

VOTEZ 4-0 (Boardmember Johnson Absent)

2)  Projects: Klentner Mixed-Use Development, Project 23-2221-DP/CDP
Address: 4745 Carpinteria Avenue
Applicant: Michael Stroh, DMHA Architects, for Justin Klentner
Planner: Nick Bobroff/ Brian Banks

Request of Michael Stroh, DMHA Architects, agent/architect for Justin Klentner, to consider
project 23-2221-DP/CDP for continued preliminary review of a new commercial / residential
mixed-use development. The contemplated proposal calls for removing all existing site
improvements and constructing a three-story mixed-use building comprised of 4,202 square feet
of commercial space, 24 apartment units (4 one-bedroom units and 20 two-bedroom units), and a
53-space ground level parking garage. Total project square footage would be approximately
57,188 square feet and reach a maximum height of approximately 36 feet. The project seeks to
utilize state density bonus provisions in exchange for setting aside a percentage of the apartment
units for low-income affordable housing. The property is identified as APN 003-251-021, and
addressed as 4745 Carpinteria Avenue (presently occupied by “Sun Coast Rentals™).
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Ex Parte Communications Disclosure: None

Staff Comments:

Nick Bobroff described the proposed scope of work. He presented a summary of project revisions in
response to the previous ARB comments at the August 31, 2023 preliminary review meeting,
including revisions to the unit mix, elevations and landscaping along the Franklin Creek property line.
Images were displayed to highlight the revisions, including how the applicant responded to the
Carpinteria Avenue and 9™ Street frontages.

Mr. Bobroff noted that along the Carpinteria Avenue frontage, the square footage of the commercial
tenant spaces were slightly adjusted downward to allow for a larger, more prominent entry stair to the
second floor, and that the vehicle gate on the Carpinteria Avenue driveway was also recessed farther
back into the garage.

On the Ninth Street elevation, Mr. Bobroff noted how each of the townhome units was offset from the
neighboring unit to further animate the 9™ Street frontage, which also created an opportunity for each
unit to be clad in different color siding, to help with more of a residential character to the facade.

On the side elevations, he noted that further animation was introduced by slightly varying the offsets
between units and using more variety in the layouts and dimensions of the units’ decks and that subtle
roof overhangs have also been reintroduced.

Mr. Bobroff also presented more information on the project’s proposed colors, materials and
architectural details in response to previous ARB comments.

Finally, Mr. Bobroff explained how the proposed revisions to the landscape scheme, principally
related to changes to the layout and location of the proposed onsite bioretention facilities to create a
larger buffer from the dripline of the large sycamore trees along the creek.

Applicant Comments: Michael Stroh and Ryan Mills of DMHA Architecture, Katie Klein of Parryi
Landscape, and the project applicant, Justin Klentner, introduced themselves to the Board. Mr. Stroh
explained the changes made in response to the August 31, 2023 Preliminary ARB review comments.
Mr. Stroh related that two additional one-bedroom units were incorporated to replace two two-
bedroom units and that the overall size of the commercial units was reduced, which allowed for a
more open frontage and stairway on the Carpinteria Avenue frontage.

Ryan Mills summarized the evolution of the 9" Street portion of the project including slightly
pushing-back some of the units from the street, in addition to revisions to colors/materials, decks, and
awnings to create a variety along the frontage and to allow for additional landscape areas. Mr. Mills
then summarized the principal changes along the Carpinteria Ave portion of the project, which
included reducing the ground floor commercial units and pushing-back from the sidewalk which
allowed for a greater opening on the frontage and stairway in response to previous ARB comments.

Ms. Klein then provided a brief overview of the proposed landscape revisions, including how
incorporation of proposed trees and their location will help screen the Creekside (west) elevation and
the incorporation of evergreen species to ensure that there would not be bare trees in the winter.
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Public Comment:

Betty Songer, a resident on Calle Pacific, asked questions related to how the number of affordable
units was determined, the length of time the affordable units would be restricted, and what the rental
rates would be for the proposed units.

Amrita Salm, expressed concern that the project is large and that neighborhood compatibility is an
issue. She further expressed that the project feels “suburban” and the scale of the project removes the
“small town feeling” of the area. She also questioned if the project was proposed as condominiums or
rental units and what the rental rates would be.

Gary Campopiano, a resident of 8 Street, commented that the project’s type of housing was needed,
but the height of the project was concerning. He further expressed that parking in the immediate area
is “a nightmare” that would be exacerbated by the proposed project.

John Nicoli, Manager of the Arbor Trailer Park, expressed concern about the loss of parking on 9™
Street. He also commented that the City needs to find a comprehensive solution to the 9™ Street
parking situation and the project should not move forward without a solution. Mr. Nicoli commented
that he did appreciate meeting with the applicant to discuss the project and related impacts to the 9"
Street residents, but that there should be a “team effort” with the applicant, City and 9™ Street
residents.

Bob Franco, a resident at 4745 Carpinteria Ave, related that he grew up in the neighborhood and
expressed concerns that the project would result in a loss of mountain views and access to sunlight,
especially to the residents of 9 Street. He further commented that the project is out of proportion and
is offensive to the character of the community. As a side comment, he noted that it was difficult to
hear the proceedings and the speaker volume needs to be amplified for the public to be able to clearly
hear the meeting.

John Gonzalez, a resident at 4749 Carpinteria Ave and immediately adjacent to the project, expressed
concerns about the project’s impact on traffic safety on Carpinteria Ave, specifically related to cars
existing from the development on to Carpinteria Ave, which he related is already a problem due to the
curve and traffic speeds.

Catherine Decker, a resident at 4677 Carpinteria Ave, noted that there are currently 16 cars that
currently park on 9% Street and the project would result in a loss of parking on the street. She
expressed that assigned parking would be beneficial. Ms. Decker commented that she felt the
applicant did make some nice adjustments to the project.

Kathleen Lord commented that the 9 Street portion of the project could be designed as more of a
transition from larger portions of the project the to the existing neighborhood and for the applicant to
think not just about the neighborhood, but the community and that architectural style is less important
than the massing. Ms. Lord also commented that the project would benefit the community more if it
proposed more one-bedroom or studio units rather than two-bedroom units.

Gail Marshall commented that Carpinteria has a certain ambiance that the proposed project doesn’t
have, and that Carpinteria is a small City and proposed projects should be small as a result. She
|_questioned how the project could be made smaller while still complying with the State’s housing




ACTIONS, ARCHITECTURAL REVIEW BOARD October 26, 2023
Continued—Page 5

mandates (such as lowering plate heights) and how the General Plan update would impact new
development projects.

Three Public Comment Letters/Emails were submitted and summarized below. Copies of the letters
were presented to the ARB members at the hearing and on file with the Community Development
Department.

John Gobbel wrote that he was opposed to the project in its current form and that the City should not
provide any special allowances above the current zoning standards which would “overdevelop” the
City and that the project should be scaled down out of concerns related to lack of parking, lack of
water availability, pollution, and traffic congestion. Finally, Mr. Gobbel expressed that a beach
cottage or Spanish style architecture would be more in keeping with classic Carpinteria architecture.

Salley Graham, a resident on the 4700 block of 9" Street, wrote to protest the size and scale of the
project. She questioned if any consideration had been given to the current 9" Street residents with
respect to the availability of parking and expressed that parking is already difficult and will become
even more of a challenge as a result of the project. Finally, Ms. Graham expressed concern that the
project would result in the loss of views of mature trees and open sky and how that would impact the
lives of neighbors.

Van Latham, a resident at 1750 Santa Monica Road, wrote to express concern about the project. He
related that the story poles “did tell the story” and that the project is too massive/tall, especially for the
9th Street residents. He also lamented the loss of a business that caters to working class citizens and
replaced by “upscale” retail and housing.

City Attorney Comments: At the invitation of the Director, City Attorney Mack Carlson presented a
brief overview of State Housing laws, including State Densit Bonus law and related limits on ARB
and staff’s discretion when reviewing housing projects. Mr. Carlson highlighted applicable housing
laws and context because the project is afforded certain protections under the Housing Accountability
Act and State Density Bonus law. Mr. Carlson related that the ARB has narrow grounds to deny or
request modifications/conditions that would result in lesser unit density, but the ARB does still does
have latitude to consider the design elements and make recommendations so long as the comments do
not seek to condition the project to reduce housing density. Finally, Mr. Carlson answered questions
that certain public commenters had related to affordability thresholds and how the affordable rent is
calculated and restricted/monitored.

Mr. Carlson and Mr. Bobroff answered several questions from the ARB members related to the state
housing laws and how they are applied to the project.

Boardmember Discussion:

Boardmember O’Connor complimented the applicant on the changes to the Carpinteria Avenue
entrance, the proposed undergrounding of the power lines on the 9 Street side of the project, and the
staggering of the 9™ Street units. Boardmember O’Connor expressed that the lot coverage calculation
is flawed and that the 50 ft creek buffer should be accounted for, while also noting that the project is
meeting “the letter of the law.” Boardmember O’Connor commented that the applicant does not have
to use the less restrictive calculation and that is what creates the “tension” with the project density.
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Boardmember Little noted that the project revisions on the 9" Street frontage including the setbacks
and offsetting, awnings, and textures was a “huge improvement” although he wondered if the roof
heights could be reduced by even as little as 1 ft, it could soften the impact of the project. He
commented that while he did like the idea to open the Carpinteria Avenue stairway, the design does
not feel very “beachy,” and still looks too commercial. Boardmember Little noted that the ARBs
“hands are tied” with respect to size and density and that makes it difficult and while he expressed that
housing is needed, he questioned if there is a way to reduce the size and make the Carpinteria Avenue
side “beachier” it would be greatly appreciated.

Vice Chair Blakemore commented that she completely agreed with Boardmember Little’s comments
and they we are “between a rock and a hard place” considering what State housing laws allow. Vice
Chair Blakemore commented that she appreciated the project revisions and that the architecture is
much better, however she commented that the Carpinteria Avenue frontage is skewing more
contemporary and could be softened to make it more “Carpinteria.” She further expressed concerns
about parking, especially the size and arrangement within the parking garage that might not actually
work as designed. Finally, Vice Chair Blakemore commented that the landscaping was very nice.

Chair Stein noted that the project “had come a long way” however he expressed frustration that what
the State Law allows is not realistic for a small City like Carpinteria with such limited room. Chair
Stein commented that traffic on Carpinteria Avenue is a concern, as are the public comments related
to neighborhood compatibility. He wondered if there was still a way to reduce the 9" Street side, but
appreciated the colors and how the elevations have been broken up. He further commented that the
appreciated the eclectic look along Carpinteria Avenue and everything along the corridor cannot look
the same. Chair Stein noted the location is a good spot for housing but more one-bedroom units are
needed and neighborhood compatibility remains a concern.

ACTION: Motion by Boardmember Little, seconded by Vice Chair Blakemore, to recommend
preliminary approval of the project with comments.

VOTE: 2-2* (Little and O’Conner opposed).

*After the initial motion, the applicant advised that he is willing to continue to refine the architectural
design to address the ARB’s comments if the project can proceed to the Planning Commission for a
decision on the overall project scope and its consistency with applicable ordinance regulations and
land use policies. A discussion commenced with the applicant Team, the ARB members, the Planning
Director, and City Attorney as to options to revise or propose a new motion.

2" ACTION: A Revised Motion by Chair Stein, seconded by Vice Chair Blakemore, recommend
preliminary approval with the ARB’s comments, with specific emphasis on scaling-down the mass of
9'h Street frontage and the noting the ARB’s concern about the size, bulk, and scale of future projects
that the Planning Commission should consider.

2" VOTE: 3-1 (O’Conner opposed).

OTHER BUSINESS:
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N pd
NSENT CALENDAR:

adopt the Mimytes as proposed.

VOTE: 4-0-1 (Johngon absent)

4. Action Minutes of the hitectural Review Board Meeting of Augxst 31, 2023

ACTION: Motion by Boardmember Blakemore, seconded by
Minutes as proposed.

ardmember Little, to adopt the

VOTE: 3-0-1 (O’Conner abstain; Johns

absent)

5. Action Minutes of the Architectural Review™3#ard Meeting of September 14, 2023

ACTION: Motion by Boardmember O’C
adopt the Minutes as amended.

er, seconded by Boardmember Blakemore, to

VOTE: 3-0-1 (Stein abstain; Johnp$on absent)

MATTERS REFERRED I?THE PLANNING COMMISSIONJ’CWOUNCIL: None

' MATTERS PRES?&Ij BY BOARDMEMBERS/STAFF:

e Stern Exterigr and Landscape Changes (5476 Cameo Rd): This project invo

atch with Ipe on metal framing. The Board expressed support for the project’s scope, cdlor
and materials, and landscaping.
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CITY of CARPINTERIA, CALIFORNIA

February 6, 2024

Michael Stroh, DMHA Architects
1 N Calle Cesar Chavez, Suite 102
Santa Barbara, CA 93103

Re: Notification of Planning Commission Action
4745 Carpinteria Avenue Mixed Use Development, 23-2221-DP/CDP
4745 Carpinteria Avenue (APN 003-251-021)

Dear Mr. Stroh:
On February 5, 2024, the Planning Commission took action on the following item:

Request for a Development Plan and Coastal Development Permit to allow redevelopment
of the property at 4745 Carpinteria Avenue (currently occupied by Sun Coast Rentals) into
a new three-story mixed-use (commercial / residential) development. The proposed
mixed-use development would be comprised of a 24-unit 31,026 square foot apartment
complex built around and atop a ground-level 22,198 square foot concrete parking
podium, and a 4,044 square foot two-story commercial building fronting Carpinteria
Avenue. All existing site improvements would be removed to facilitate the proposed
development. Cumulative square footage for the proposed project would total
approximately 64,053 square feet. Maximum building height to the top of the proposed
three-story element would be approximately 35 feet, seven inches from finished grade.

The 24-unit apartment complex would be comprised of 4 one-bedroom units, 16 two-
bedroom units, and 4 two-bedroom “townhouse” units facing Ninth Street. The 4 one-
bedroom units would range in size from 996 — 1,163 square feet; the 16 two-bedroom
units would range in size from 1,122 — 1,310 square feet; and the 4 two-bedroom
“townhome” units would range in size from 1,472 — 1,486 square feet. The four
“townhouse” units and one of the one-bedroom units (Unit 5) would be two-story units
fronting on Ninth Street. Of the remaining units, Units 6 through 15 would be second floor
flats and Units 16 through 24 would be third floor flats. The “townhouse” units would be
provided with either a ground floor covered porch (Unit 1 and Unit 4) or both a ground
floor covered porch and a second floor private deck (Units 2, 3 and 5). All other units
would be provided with second- or third-level private decks oriented toward the perimeter
of the property.

5775 CARPINTERIA AVENUE « CARPINTERIA, CA 93013-2603 (805) 684-5405  FAX (805) 684-
5304 www.carpinteria.ca.us
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The proposed two-story commercial building would be located along the property’s
Carpinteria Avenue frontage and would contain a ground level commercial space of 1,303
square feet and an upper-level commercial space of 2,741 square feet. The commercial
square footage is proposed to be divided into (up to) five tenant suites, with a single
ground floor space and the remaining four spaces on the second floor. The ground floor
commercial space would feature a covered patio area along the Carpinteria Avenue
frontage.

The ground-level covered parking podium would provide a total of 53 parking spaces
onsite to serve both the proposed commercial and residential elements of the project, and
would rely upon a mix of “standard” and “compact” spaces. The applicant is requesting
approval of a Development Plan Modification to allow eight of the total parking spaces
provided onsite to be designated “compact” spaces (15% of the total number of spaces).
Bicycle storage, trash enclosures, and utility/mechanical closets would be provided within
the covered parking podium area. Vehicular access to the parking would be provided from
a “primary” driveway on Carpinteria Avenue and a “secondary” driveway entrance from
Ninth Street, at the rear of the project site. Room for six parallel spaces would be provided
in the Ninth Street right-of-way for public on-street parking as part of the required project
frontage improvements.

Open space and landscaping for the project would be provided along the west side of the
property within the required 50-foot setback buffer from the adjacent Franklin Creek
channel. The buffer area would feature bioretention swales that can doubly serve as part
of the restored protective creek buffer and starmwater measures for the proposed
development. A meandering walking path would lead through the buffer, connecting
Ninth Street and Carpinteria Avenue. Spaces for ornamental landscaping would also be
provided along the project’s two street frontages and along the interior side property line.
Additional open space and landscape areas for the use of apartment residents would be
provided in centralized courtyard spaces on the second and third levels, in a “rooftop” deck
space in the rear corner of the third level, and on a “green roof” space above the ground
floor commercial space’s covered patio.

The proposal calls for utilizing the state’s Density Bonus Law (Gov. Code §§ 65915-65918)
(“Density Bonus Law”) to allow for the inclusion of additional dwelling units beyond what
the City’s maximum density would allow for under the current zoning designation in
exchange for designating a certain number of the apartment units as income-restricted
rentals. Specifically, the project calls for setting aside three units for households that fall
within the low-income level (50% to 80% of the area median income {“AMI”)) in exchange
for a density bonus of six additional units. These additional granted units and the low-
income restricted units are included the project figures described above. The three low-
income restricted units are proposed as one-bedroom units (Units 5, 6 and 11).
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Pursuant to Density Bonus Law, the proposal requests the use of incentives or concessions
from the local jurisdiction’s development standards to facilitate the construction of the
project and/or to accommodate the increased density. Specifically, the project proposes to
utilize the reduced required parking rates for residential developments subject to density
bonus provisions, and to request the two following concessions/incentives and/or waivers
or reductions in development standards to: 1.) Allow for increased building height beyond
the 30-foot maximum allowed by the City; and 2.) Allow for building lot coverage in excess
of the 50% maximum limit for the Planned Residential Development (“PRD-13") zoned
portion of the property.

The Planning Commission approved the project with the following Findings and revisions to the
Conditions of Approval:

2.

36.

The design, scale and character of the project architecture and landscape shall be
compatible and blend harmoniously with vicinity development and consistent with the
City’s “small beach town” character. As agreed to by the applicant at the Planning
Commission meeting on February 5, 2024, the applicant shall set back the western edge
of the western third floor units (Units 21-24) toward the center of the project by Three (3)
feet while maintaining the interior courtyard dimensions. The applicant further shall
study revisions to the plans to reduce the overall height of the project, and privacy
considerations for the portions of the units facing the interior courtyards. Plan
Requirement and Timing: The applicant shall submit plans for the project for final review
by the Architectural Review Board prior to approval of any Building Permit for physical
development. Monitoring: Community Development Department staff (CDD) shall
review submitted plans, provide direction to the ARB regarding this condition, and site
inspect during the construction phase.

The applicant shall provide Three (3) low income dwelling units (16.67% of project units)
available for rent at prices affordable to households earning up to 80% of Area Median
Income (AMI) consistent with the provisions of Government Code §§ 65915-65918
(Density Bonus Law). Requirements and Timing: Prior to issuance of the building permit,
the applicant shall execute and record an Affordable Housing Regulatory Agreement
(Agreement), which shall include a Restrictive Covenant (Covenant). The Agreement and
Covenant shall be based on the City’s model documents and subject to the review and
approval of CDD and the City Attorney. As agreed to by the applicant at the Planning
Commission meeting on February 5, 2024, Fthe units shall remain affordable for a period
of 99 55 years, beginning upon date of issuance of the occupancy clearance for said units.
The running of the covenant shall toll during any period of violation.

The Agreement shall include, but not be limited to, the following information about the
project:
a. The total number of units approved for the housing development, including the
number of affordable dwelling units and manager’s unit;
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41.

A description of the household income group to be accommodated by the
housing development and the standards and methodology for determining the
corresponding affordable rent or affordable sales price and housing cost
consistent with California Department of Housing and Community Development
and Housing and Urban Development guidelines;

The marketing plan for the affordable units;

. The location, unit sizes (square feet) and number of bedrooms of the affordable

dwelling units;

Tenure of the use restrictions for affordable dwelling units for a period of 55 99
years;

A schedule for completion and occupancy of the affordable dwelling units;

A description of the additional incentives and concessions being provided by the
City;

. A description of the remedies for breach of the agreement by the owners,

developers and/or successors in interest of the project;

Other provisions to ensure successful implementation and compliance with the
City’s Density Bonus regulatiens-ordinance, and Government Code §§ 65915-
65918 (Density Bonus Law), and California Department of Housing and
Community Development and Housing and Urban Development guidelines; and
Other provisions to ensure compliance with applicable local, state, and federal
tenant protection regulations.

In addition, the Agreement shall provide for the following conditions governing the use
of affordable dwelling units during the applicable restriction period:
a. The rules and procedures for qualifying tenants, establishing affordable rent,

filling vacancies and maintaining the affordable dwelling units for qualified
tenants;

Provisions requiring owners to annually verify tenant incomes and maintain
books and records to demonstrate compliance.

Provisions requiring owners to submit an annual report to the City, which
includes the name, address and income of each person occupying the affordable
dwelling unit and which identifies the bedroom size and monthly rent or cost of
each unit; and

. The applicable use restriction period shall comply with the time limits for

continued availability as specified above.

No permits for development shall be issued except in conformance with the approved
Development Plan and Coastal Development Permit. The size, shape, arrangement, use
and location of buildings, walkways, parking areas and landscaped areas shall be
developed in conformity with the approved Development Plan marked Attachment A,
Exhibit 2, dated February 5, 2024, and with the agreed upon modification to increase the
setback from the western edge of the western third floor units (Units 21-24) toward the

center of the project by Three (3) feet while maintaining the interior courtyard
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dimensions during the February 5, 2024 Planning Commission meeting. Substantial
conformity shall be determined by the Community Development Department Director.

The Planning Commission approved the project with the following additions to the Findings and
Conditions of Approval:

8.

38.

39,

Owner shall not install any over-the-air reception devices (OTARD), such as satellite
dishes, television or radio antenna or other communication or transmission devices, on
the building, in common areas or on roofs located more than thirty (30) feet above
finished grade. All other OTARD devices located on the building, in common areas, on
roofs or on the property shall include reasonable screening to prevent impacts to
surrounding properties consistent with applicable Federal Communications Commission
regulations.

Owner shall provide direct connections to high-speed internet service, including wireless
access (e.g., Wi-Fi), to each residential unit and all residential tenants at no charge. The
City acknowledges that Owner does not operate a high-speed internet service and thus is
not responsible to configure a tenant’s personal computer or other similar devices and
temporary internet services outages may occur outside the control of the Owner. Owner
may require residential tenants to comply with reasonable restrictions on the use of the
internet service consistent with applicable federal, state and local laws and regulations.
Tenants shall have the right to alternative internet service at the tenant’s own expense.

Owner shall designate at least One (1) on-site manager that resides in the project
consistent with applicable California Department of Housing and Community
Development and Housing and Urban Development guidelines.

This decision to approve the project is appealable to the City Council. The appeal period is ten
days commencing on February 6, 2024, and ending on February 15, 2024, at 5:00 p.m. Because
the project is within the Coastal Appeals Overlay, the project approval is also subject to a 10-
working day CCC appeal period which commences after the 10-day local appeal period has
expired. No appeal fee is required for projects located within the CA Overlay.

In accordance with Chapter 15.80 of the Carpinteria Municipal Code (“CMC”), the applicant
shall pay Development Impact Fees (DIFs). The amount of the fees as detailed in the staff report
prepared for the Planning Commission hearing is estimated to be $397,933.41 with other fees
estimated to be $ 123,145.97. CMC §15.80.090 requires payment of DIFs for commerecial
projects prior to the issuance of a Building Permit; residential DIFs are allowed to be collected
consistent with Government Code section 66007(a), which states that DIFs for residential
projects shall be collected on the date of final inspection or issuance of a certificate of
occupancy, whichever occurs first, except as provided in Government Code section 66007(b)(1).
Fee amounts are updated no less frequently than in July of each year; thus, when final fee
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calculations are made at the time the fees are paid, the fee amounts may vary from the
estimate given at the initial development approval. Fees are always considered an estimate
until the date of payment. The 90-day period during which you may file a protest regarding the
imposition of these fees pursuant to Government Code §66020(a) commenced on February 6,
2024,

Conditions of Approval for the project are attached to this letter for your records. A separate
copy of the last page of the Conditions of Approval is also attached. Please sign and return
this page to the Community Development Department. Should you have any questions or
need further information regarding this action letter or the project, please contact Brian Banks
at (805) 755-4414.

Sincerely,

4

Nick Bobro ector
Community Development Department

Attachment: Planning Commission Resolution with Attachments
cc: Justin Klentner, Owner

IDAG members
Project file, 23-2221-DP/CDP/ARB



RESOLUTION NO. PC-24-001

A RESOLUTION OF THE CITY OF CARPINTERIA PLANNING COMMISSION
APPROVING A DEVELOPMENT PLAN AND COASTAL DEVELOPMENT
PERMIT FOR PROJECT 23-2221- DP/CDP/ARB

FOR THE 4745 CARPINTERIA AVENUE MIXED USE DEVELOPMENT
PROJECT. THE PROJECT IS LOCATED AT 4745 CARPINTERIA
AVENUE (APN 003-251-021), REQUESTED BY EDWARD DeVICENTE,
DMHA ARCHITECTURE.

WHEREAS, the Carpinteria Planning Commission has considered an application
for a Development Plan and Coastal Development Permit filed by Edward DeVicente,
Architect, on behalf of Justin Klentner, on April 14, 2023, to allow redevelopment of the
property at 4745 Carpinteria Avenue (currently occupied by Sun Coast Rentals) into a
new three-story mixed-use (commercial / residential) development consisting of a 24-
unit, 31,026 square foot apartment complex built around and atop a ground-level 22,198
square foot concrete parking podium, and a 4,044 square foot two-story commercial
building fronting Carpinteria Avenue; and

WHEREAS, the application was subsequently deemed complete and
accepted by the City as being consistent with the applicable submittal requirements
on November 28, 2023; and

WHEREAS, a similar mixed-use proposal was previously reviewed at a
conceptual level during a joint meeting of the City Council-Planning Commission-
Architectural Review Board on December 19, 2022 wherein feedback was provided
to the applicant; and

WHEREAS, the ARB considered the proposed project at a conceptual review
level at their May 25, 2023 meeting, and at a preliminary review at their August 31, 2023
and October 26, 2023 meetings, culminating in an ARB recommendation for preliminary
approval with comments; and

WHEREAS, applicant has made good faith effort to respond to and revise
plans to address the City of Carpinteria Architectural Review Board comments; and

WHEREAS, the Planning Commission has conducted a noticed public hearing
and received evidence regarding the application for the Development Plan and Coastal
Development Permit; and

WHEREAS, applicant is applying provisions of the state’s Density Bonus
Law (Gov. Code §§ 65915-65918) (“Density Bonus Law”) to allow for the inclusion
of additional dwelling units which exceed the City’s maximum density under the
current zoning designation in exchange for designating three of the units as low-
income-restricted rentals; and

RESOLUTION NO. PC-24-001
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WHEREAS, applicant is requesting concessions or incentives and/or waivers
or reduction of development standards under the provisions of Density Bonus Law to
allow the project building height and lot coverage to exceed the City’s maximum
height and lot coverage under the current zoning designation to facilitate the
construction of the project; and

WHEREAS, applicant is requesting use of the specified parking ratios under
provisions of Density Bonus Law to allow the project to provide 53 total parking spaces
for the onsite commercial and residential uses, including visitor spaces; and

WHEREAS, the Planning Commission has considered a request for a modification
of the zoning district requirements for allowance of fifteen percent (15%) of the project
parking spaces to be of compact size as specified in Chapter 14.54; and

WHEREAS, the project is categorically exempt from the California
Environmental Quality Act (“‘CEQA”) under CEQA Guidelines Section 15332 (in-fill
development projects); and

WHEREAS, the Planning Commission has reviewed the policies of the General
Plan/Coastal Land Use Plan and the Zoning Code standards that are applicable and
relevant to the project.

NOW THEREFORE, THE PLANNING COMMISSION HEREBY RESOLVES AS
FOLLOWS:

1. The Development Plan, including a Modification to allow compact parking spaces,
and Coastal Development Permit are approved, making the Findings for approval
outlined in Exhibit 1;

2. The Notice of Exemption prepared for the project (Attachment F to the staff report) is
accepted as having satisfied the requirements of CEQA; and

3. The Development Plan and Coastal Development Permit consistent with the plans
shown in Exhibit 2 are approved subject to the project conditions of approval set forth
in Exhibit 3.

PASSED, APPROVED AND ADOPTED this 5" day of February 2024, by the following
called vote:

AYES: Commissioners: Benefield, La Fevers, Moyer and Allen
NOES: Commissioner(s): None

ABSENT: Commissioner(s):

ABSTAIN: Commissioner(s): Salant
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o Bt

ane L. Benefield, Chau'

ATTEST:

2

Nick Bobroff, 8etretary

I hereby certify that the foregoing Resolution was duly and regularly introduced and
adopted at a regular meeting of the Planning Commission of the City of Carpinteria
held the 5" day of February 2024.

RESOLUTION NO. PC-24-001

4745 Carpinteria Ave Mixed Use Project, February 5, 2024
Page 3



ATTACHMENT A
EXHIBIT 1: FINDINGS FOR APPROVAL

CITY OF CARPINTERIA PLANNING COMMISSION HEARING
PROJECT 23-2221-DP/CDP/ARB
FEBRUARY 5, 2024

4745 CARPINTERIA AVENUE MIXED USE DEVELOPMENT
4745 CARPINTERIA AVENUE
REQUESTED BY EDWARD DEVICENTE, DMHA ARCHITECTURE

FINDINGS PURSUANT TO GOVERNMENT CODE, LOCAL COASTAL PLAN,
GENERAL PLAN, AND TITLE 14 OF THE CARPINTERIA MUNICIPAL CODE

1.0 Administrative Findings

The Planning Commission hereby incorporates by reference as though set forth in full all
Community Development Department staff reports and attachments thereto presented to
the Planning Commission and all comments made or received either orally or in writing
at the public hearings on this project.

1.1 Procedures

Pursuant to the California Coastal Act, the Administrative Regulations of the California
Coastal Commission and the City’s Local Coastal Program, it has been found that the
pracess for public review of the subject Development Plan and Local Coastal
Development Permit has been properly conducted as follows:

a. An application for a Development Plan and Coastal Development Permit
was submitted on April 14, 2023, and deemed complete and accepted by
the City as being consistent with the applicable submittal requirements on
November 28, 2023. Said application and all related material have been
available for public review at City offices since the date of submittal.

b. The application has been evaluated and found to conform to the applicable
zone district and to be consistent with the applicable City’s Local Coastal
Program Land Use Plan, the Interpretive Guidelines of the Coastal
Commission and the California Coastal Act.

C. The project has been reviewed by the City’s Architectural Review Board
at duly noticed public meetings which included, but is not limited to,
mailed notice to all property owners within 300 feet and occupants within
100 feet of the subject property.
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d. The project has been reviewed by the City’s Planning Commission at a
duly noticed public hearing which included, but is not limited to, mailed
notice to all property owners within 300 feet and all occupants within 100
feet of the subject property and publication in the local newspaper, the
Coastal View News.

1.2 California Environmental Quality Act

As presented in the staff report and Notice of Exemption prepared for the Planning
Commission hearing of February 5, 2024, and herein incorporated by reference, the
Planning Commission finds that the project is categorically exempt from the California
Environmental Quality Act pursuant to Section 15332 (In-fill Development Projects) of
the Guidelines for the Implementation of the California Environmental Quality Act as the
project includes redevelopment of a project site substantially surrounded by urban uses
and that meets all of the statutory criteria required for use of the In-fill Development
Projects exemption.

1.3  Development Plan Findings

Pursuant to Carpinteria Municipal Code §14.68.030(9), the Planning Commission shall
determine that all of the following criteria have been met prior to approving or approving
with conditions a Development Plan:

1. The proposed development is in conformance with the provisions of the applicable
zoning district, Local Coastal Plan and implementation programs, and General Plan.

As presented in the staff report prepared for the Planning Commission hearing of
February 5, 2024, and herein incorporated by reference, the proposed mixed-use
project is consistent with the City’s General Plan/Coastal Plan. The project site’s
General/Coastal Plan Land Use is split-designated as Visitor-Serving Commercial
(*VC”) and General Commercial (“GC”), with the VC designated approximately one-
third of the property located along the Carpinteria Avenue frontage and the remaining
GC-designated portion of the property located on the remaining southerly two-thirds
of the property. The proposed commercial elements of the project would allow for
uses such as restaurants or retail business, consistent with the VC designation. The
GC General/Coastal Plan designation allows for a mixture of retail, service, office,
and residential uses as would be typical of a mixed-use project.

The project is also consistent with the City’s applicable Zoning designations and
development standards. The project site is split-zoned with the majority of the
property zoned Commercial Planned Development (“CPD”), and remaining portion
zoned Planned Residential Development (“PRD-13”). The CDP zone designation
allows for commercial development including a variety of office, retail, service, and
wholesale businesses, as well as residential development with “dwelling units
integrated into the overall commercial development” (i.e., mixed-use developments).
The project would place all the commercial elements and a portion of the residential
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elements of the project within the portion of the property zoned CPD, consistent with
the types of uses permissible in this zone district. The PRD zone designation allows
for a variety of residential densities, housing types and designs, including multifamily
residential developments (such as apartment complexes). The proposed portion of the
project site within the PRD-zoned area of the lot would include ground-level parking
and two levels (above) of residential apartments. Such uses would be consistent with
the types of land uses permissible in this zone district.

The proposed development is also in conformance with the applicable Visitor-serving
Commercial (“V”), Flood Hazard (“FH”) and Coastal Appeals (“CA”) Overlay
districts and would comply with the additional development standards for each, in
addition to complying with the base zone district standards as modified under the
provisions provided by state Density Bonus Law with respect to density, lot coverage,
building height, and required parking. The project qualifies for Density Bonus Law
by setting aside three units of the eighteen base units for low-income households at
affordable rents for a period of 55 years in exchange for a 29.0% bonus density (i.e.,
six additional units). The project also proposes use of one concessions or incentive to
exceed the maximum building height; and one waiver or reduction of development
standards to exceed the PRD zone district maximum lot coverage. The project also
calls for utilizing the reduced residential parking requirements stipulated in state
Density Bonus Law to reduce the overall required number of residential parking
spaces.

The project also calls for utilizing a mix of both standard-size and compact-size
parking spaces to meet its parking requirements. As reflected on the project plans,
the applicant proposes to designate eight of the 53 total spaces (~15%) as compact
spaces and therefore sought approval of a Modification to the development standards
as to the design (size) of the parking spaces. The City’s Zoning standards do not
include standardized provisions for the use of compact-sized spaces, however, by
satisfying the required number of parking spaces (as modified under the provisions of
Density Bonus Law), and satisfying at least one of the required criteria for approval
of a Modification (i.e., provision of affordable housing units), the project would
comply with the zone district parking requirements.

2. The proposed development is sited and designed to avoid risks to life and property
due to geologic, flood, or fire hazards and that the proposed density of development is
consistent with these objectives.

As presented in the staff report prepared for the Planning Commission hearing of
February 5, 2024, and herein incorporated by reference, the proposed mixed-use
project is sited and designed to avoid risks to life and property, and is consistent with
the contemplated density for this site as shown in the City’s Land Use Map, and as
modified through application of state Density Bonus Law. The project site is located
in an area that, according to the Safety Element of the City’s General Plan/Coastal
Land Use Plan, has high potential for both liquefaction and expansive soils. As such,
a site-specific geotechnical study was prepared for the project which provides
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recommendations for foundation design and construction techniques. These
recommendations and techniques, along with the application of current building and
seismic codes as part of the building permit review process, would ensure that the
proposed development is safe from a geologic perspective. Additionally, the
development is designed to comply with FEMA regulations and the City’s floodplain
management ordinance to ensure the development is safe from flood hazards.
Further, the project site is not identified as being located in an area prone to tsunami
or sea level rise hazards. Finally, the site is not located within a mapped high fire
severity area and with the application of current building and fire codes as part of the
building permit review process, the project would be safe from fire hazards.

3. The proposed development will not cause substantial environmental damage or
substantially and avoidably injure fish or wildlife or their habitat.

As presented in the staff report prepared for the Planning Commission hearing of
February 5, 2024, and herein incorporated by reference, the proposed mixed-use
project will not cause substantial environmental damage. The project site is currently
developed with a commercial equipment and tool rental business with the entirety of
the site disturbed and devoid of any sensitive habitat. The western portion of the
project site borders Franklin Creek, which, though channelized and not designated as
Environmentally Sensitive Habitat Area (“ESHA™) on the City’s General/Coastal
Plan maps, is considered potential habitat area and the creek channel and adjacent
buffer are considered important coastal resources that shall be protected. As such,
consistent with the City’s Creeks Preservation Program, the proposed project includes
the required 50-foot setback from the adjacent Franklin Creek channel. This creek
setback “buffer” area is required to be protected in perpetuity as part of the project
and restored as riparian and/or upland habitat as incorporated into the project plans.
Additionally, the project incorporates vegetated bioswales that would be used to
capture, treat and retain stormwater runoff from the project site, and other Low
Impact Development (“LID”) measures to treat stormwater and protect the adjacent
creek from untreated runoff. Additionally, the project incorporates tree protection
measures to ensure that the offsite native sycamore trees west of the project site along
the creek corridor are protected during construction of the project. Lastly, standard
construction phase conditions of approval are included to ensure temporary impacts
related to dust, erosion/sedimentation, spills/water quality, air quality/emissions, and
noise would be avoided or minimized.

4. The proposed development will not conflict with any recorded easements acquired by
the public at large for access through the property or use of the property or any
easements granted to any public agency or required as a condition of approval.

The proposed development will not conflict with any recorded public access
easements as no recorded pubic access easements affect the property, nor are public
easements required to effectuate project approval.
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5. The proposed development will not adversely affect necessary community services
and values including but not limited to traffic circulation, sewage disposal, fire
prolection, water supply, and police protection.

As presented in the staff report prepared for the Planning Commission hearing of
February 5, 2024, and herein incorporated by reference, the proposed mixed-use
project will not adversely affect necessary community services. A traffic study
prepared by a qualified traffic engineer, was provided by the applicant as part of the
project review. The study utilized the County’s Vehicle Miles Travelled (“VMT"™)
calculator and regional traffic models in addition to an analysis of certain project-
specific elements including the mixed-use design, including integration of affordable
rental units, location in close proximity to transit stops, and the inclusion of electric
vehicle charging and parking spaces, for the analysis. The study was provided to the
City’s contract traffic engineering consultant for peer-review, and the City’s
consultant confirmed the study was adequate and agreed with its conclusions that the
project would not result in an adverse impact to traffic circulation.

The project site is presently served by all utilities and services, and the described
project can continue to be adequately served by all required utilities and public
services. The project was reviewed by the Carpinteria Valley Water District,
Carpinteria Sanitary District and Carpinteria-Summerland Fire Protection District,
with each indicating the ability to serve the project. Electrical, natural gas, and
telecommunication services are all available at the site.

6. The proposed development will not be detrimental to the peace, health, safety,
comfort, convenience, property values, or general welfare of the neighborhood.

As presented in the staff report prepared for the Planning Commission hearing of
February 5, 2024, and herein incorporated by reference, the proposed mixed-use
project will not be detrimental to the peace, health, safety, comfort, convenience,
property values, or general welfare of the neighborhood. Through successive project
design iterations in response to comments received during the City’s architectural
review process, the project’s Ninth Street elements have been reduced in height from
the original application submittal. In addition, even with the parking reductions
incorporated into the project as allowed under state Density Bonus Law, the project
provides in excess of the minimum number of required on-site parking spaces
allowable under state law. The project is an in-fill development on a site that is
substantially surrounded by urban uses and is consistent with the type and intensity of
development anticipated in urbanized areas of the City’s downtown neighborhood
and the City’s General Plan/Coastal Land Use Plan.

As discussed in more detail in the General Plan / Coastal Plan Neighborhood Policy
analysis below, the proposed in-fill project is consistent with the type and intensity of
development anticipated in urbanized areas of the City’s downtown neighborhood by
the City’s General Plan/Coastal Land Use Plan.
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Downtown mixed-use developments that provide opportunities for both
new/expanded commercial development in the downtown and much needed new
workforce housing help to achieve the intent of the above Land Use Element policies.
Such developments concentrate workforce housing near job centers and existing
businesses, and in close proximity to essential services (including, but not limited to,
transit). Higher density mixed use developments also help to foster a livelier and
more vital downtown district by introducing additional year-round residents to the
area to supplement seasonal tourism and support enhanced opportunities for use of
alternative transportation.

The proposed development will not adversely affect necessary community

services. A traffic study prepared by a qualified traffic engineer, was provided by the
applicant as part of the project review. The study utilized the County’s Vehicle Miles
Travelled (VMT) calculator and regional traffic models in addition to an analysis of
certain project-specific elements including the mixed-use design, integration of
affordable rental units, location in close proximity to transit stops, and the inclusion
of electric vehicle charging and parking spaces for the analysis. The study was
provided to the City’s contract traffic engineering consultant for peer-review, and the
City’s consultant confirmed the study was adequate and agreed with its conclusions
that the project would not result in an adverse impact to traffic circulation.

The redevelopment of the site with a multi-story mixed-use development creates an
opportunity to gain additional utility out of a rare large, but under-developed site in
the City’s Downtown “T” district.

Cumulatively, this new square footage would provide expanded opportunities for new
visitor-serving commercial development to be introduced at the west end of the
downtown core, and present an opportunity to provide compatible commercial
activity in this part of the downtown. To maintain consistency with the intent of these
policies, future commercial tenants of the ground floor space, at minimum, would
need to be visitor-serving in nature.

The site’s location within the Downtown “T” on Carpinteria Avenue would also
allow the project to utilize existing transit and alternative transportation
infrastructure. Carpinteria Avenue is improved with class II bicycle lanes and
continuous sidewalks leading into the downtown, and MTD’s line 20 bus service runs
along Carpinteria Avenue with stops in close proximity to the project site. The City’s
train station platform is located approximately one-half-mile away.

1.4  Development Plan Modification Findings

Pursuant to Carpinteria Municipal Code §14.50.120, in reviewing a Development Plan,
the Planning Commission or City Council may consider modification of requirements of
the base zoning district in which the proposed development is located, including building
height, yard setback, parking, building coverage or landscaping, if it is determined that
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such modification is necessary to accommodate an innovative project which will result in
at least one of the following public benefits:

1. Energy efficient heating/cooling; or

2. Provision of affordable housing units through a mix of housing types, innovative
design and construction techniques, or other means; or

3. Provision of a larger amount of open space or landscaping than the minimum
requirements of the district.

As referenced in the Development Plan Findings above, and as presented in the staff
report prepared for the Planning Commission hearing of February 5, 2024, and herein
incorporated by reference, the project calls for utilizing a mix of both standard-size and
compact-size parking spaces to meet its parking requirement. As reflected on the project
plans, the applicant designates eight of the 53 total spaces (~15%) as compact spaces and
therefore sought approval of a Modification to development standards as to the design
(size) of the parking spaces. As currently designed, the parking area serves as a
“podium” over which the majority of the project is constructed, thus maximizing the
available site area for open space and landscaping. Allowing for the compact spaces
further allows for the provision of more parking spaces and/or a smaller development
footprint for the parking area. Given the alternatives allowed by the state Density Bonus
Law, the fact that the project may also qualify for coverage under AB 2097 to eliminate
parking entirely, and because the project provides three dedicated low-income affordable
housing units and innovative design, the Planning Commission can make the required
Findings #2 and 3, as provided in the Municipal Code.

1.5  Coastal Development Permit Finding

Pursuant to the California Coastal Act, the Administrative Regulations of the California
Coastal Commission and the City’s certified Local Coastal Program, it has been found
that the permit requested may be issued based on the following findings:

1. The proposed development is in conformity with the City’s certified Local Coastal
Program.

As referenced in the Development Plan Findings above, and as presented in the staff
report prepared for the Planning Commission hearing of February 5, 2024, and herein
incorporated by reference, the proposed mixed-use project is in conformity with the
City’s certified Local Coastal Program. The project is an in-fill development on a site
that is substantially surrounded by urban uses and is consistent with the type and
intensity of development anticipated in urbanized areas of the City’s downtown
neighborhood and the City’s General Plan/Coastal Land Use Plan’s Visitor-Serving
Commercial (“VC) and General Commercial (“GC”) land use designations.

The project is also consistent with the City’s Commercial Planned Development
(“CPD”) and Planned Residential Development (“PRD-13") zoning designations.
The CDP zone designation allows for commercial development including a variety of
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office, retail, service, and wholesale businesses, as well as residential development
with “dwelling units integrated into the overall commercial development” (i.c.,
mixed-use developments). The project would place all the commercial elements and
a portion of the residential elements of the project within the portion of the property
zoned CPD, consistent with the types of uses permissible in this zone district. The
PRD zone designation allows for a variety of residential densities, housing types and
designs, including multifamily residential developments (such as apartment
complexes). The proposed portion of the project site within the PRD-zoned area of
the lot would include ground-level parking and two levels (above) of residential
apartments. Such uses would be consistent with the types of land uses permissible in
this zone district.

The proposed development is also in conformance with the Visitor-serving
Commercial (“V”), Flood Hazard (“FH”) and Coastal Appeals (“CA”) Overlay
districts and would comply the additional development standards for each, in addition
to complying with the base zone district standards as modified under the provisions
provided by state Density Bonus Law with respect to density, lot coverage, building
height and required parking, and as further modified through approval of a
Development Plan Modification to allow for 15% of the provided onsite parking to
utilize compact-size spaces.

An analysis of the project’s conformity with the Objectives and Policies of the City’s
certified Local Coastal Program is presented in the staff report prepared for the
Planning Commission hearing of February 5, 2024, and herein incorporated by
reference. As discussed in the staff report, the project has been found to be consistent
with the applicable objectives and policies of the Land Use; Community Design;
Circulation; Open Space, Recreation & Conservation; Safety; Noise; Public Facilities;
and Housing Elements of the City’s General Plan/Coastal Land Use Plan. Therefore,
this finding can be made.
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PLANNING COMMISSION HEARING
PROJECT 23-2221-DP/CDP/ARB
4745 CARPINTERIA AVE (APN 003-251-021)
FEBRUARY 5§, 2024

ATTACHMENT A, EXHIBIT 3: CONDITIONS OF APPROVAL
4745 CARPINTERIA AVE MIXED-USE PROJECT

The Conditions set forth in this permit affect the title and possession of the real property that is
the subject of this permit and shall run with the real property or any portion thereof. All the
terms, covenants, conditions and restrictions herein imposed shall be binding upon and inure to
the benefit of the owner (applicant, developer), his or her heirs, administrators, executors,
successors and assigns. Upon any sale, division or lease of real property, all the conditions of
this permit shall apply separately to each portion of the real property and the owner (applicant,
developer) and/or possessor of any such portion shall succeed to and be bound by the obligations
imposed on the owner (applicant, developer) by this permit.

PROJECT DESCRIPTION

. This Development Plan and Coastal Development Permit are based upon and limited to
compliance with the project description, the hearing exhibits (Attachment A, Exhibit 2 to
the staff report dated February 5, 2024) and conditions of approval set forth below. Any
deviations from the project description, exhibits or conditions must be reviewed and
approved by the City for conformity with this approval. Deviations may require approved
changes to the permit and/or further environmental review. Deviations without the above-
described approval will constitute a violation of permit approval.

The project description is as follows:

Request for a Development Plan and Coastal Development Permit to allow redevelopment
of the property at 4745 Carpinteria Avenue (currently occupied by Sun Coast Rentals) into
a new three-story mixed-use (commercial / residential) development. The proposed mixed-
use development would be comprised of a 24-unit 31,026 square foot apartment complex
built around and atop a ground-level 22,198 square foot concrete parking podium, and a
4,044 square foot two-story commercial building fronting Carpinteria Avenue. All existing
site improvements would be removed to facilitate the proposed development. Cumulative
square footage for the proposed project would total approximately 64,053 square feel.
Maximum building height to the top of the proposed three-story element would be
approximately 335 feet, seven inches from finished grade.

The 24-unit apartment complex would be comprised of 4 one-bedroom units, 16 two-
bedroom units, and 4 two-bedroom “townhouse” units facing Ninth Street. The 4 one-
bedroom units would range in size from 996 — 1,163 square feet, the 16 two-bedroom units
would range in size from 1,122 — 1,310 square feet; and the 4 two-bedroom “townhome”
units would range in size from 1,472 — 1,486 square feet. The four “townhouse” units and
one of the one-bedroom units (Unit 5) would be two-story units fronting on Ninth Street.
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The three low-income restricted units are proposed as one-bedroom units (Units 5, 6 and
11).

Pursuant to Density Bonus Law, the proposal requests the use of incentives or concessions
Jrom the local jurisdiction’s development standards to facilitate the construction of the
project and/or to accommodate the increased density. Specifically, the project proposes to
utilize the reduced required parking rates for residential developments subject to density
bonus provisions, and to request the two following concessions/incentives and/or waivers
or reductions in development standards to: 1.) Allow for increased building height beyond
the 30-foot maximum allowed by the City; and 2.) Allow for building lot coverage in excess
of the 50% maximum limit for the Planned Residential Development (“PRD-13") zoned
portion of the property.

The grading, development, use, and maintenance of the property, the size, shape,
arrangement, and location of structures, parking areas and landscape areas, and the
protection and preservation of resources shall conform to the project description above and
the hearing exhibits and conditions of approval below. The property and any portions
thereof shall be sold, leased or financed in compliance with this project description and the
approved hearing exhibits and conditions of approval hereto. All plans (such as Landscape
Plans) must be submitted for review and approval and shall be implemented as approved
by the City.

PROJECT SPECIFIC CONDITIONS

AESTHETICS

The design, scale and character of the project architecture and landscape shall be
compatible and blend harmoniously with vicinity development and consistent with the
City’s “small beach town” character. As agreed to by the applicant at the Planning
Commission meeting on February 5, 2024, the applicant shall setback the western edge of
the western third floor units (Units 21-24) toward the center of the project by Three (3) feet
while maintaining the interior courtyard dimensions. The applicant further shall study
revisions to the plans to reduce the overall height of the project, and privacy considerations
for the portions of the units facing the interior courtyards. Plan Requirement and
Timing: The applicant shall submit plans for the project for final review by the
Architectural Review Board prior to approval of any Building Permit for physical
development. Monitoring: Community Development Department staff (CDD) shall
review submitted plans, provide direction to the ARB regarding this condition, and site
inspect during the construction phase.

All materials and colors used in construction and all landscape materials shall be as
represented to the City and any deviation will require the express review and approval of
the Community Development Department.

Any exterior night lighting installed on the project site shall be of low intensity, low glare
design, minimum height, and shall be hooded to direct light downward onto the subject
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and approved, by the Community Development Department prior to Occupancy Clearance.
CDD may refer the program to the Architectural Review Board for review. Monitoring:
CDD staff shall review all tenant signage applications for consistency with the approved

sign program.

BIoLOGY

10.

11

The applicant shall implement the recommended tree protection measures outlined in the
arborist report prepared by Bill Spiewak dated August 10, 2023, and listed below, during
demolition/construction activities within the project site. Such measures shall include, but
not be limited to, the following:

a. Fence off all trees from construction at the critical root zone or where practical
with six-foot high chain link or orange construction fence with metal stakes;

b. No activities or storage of construction materials shall be allowed within the
fenced areas unless approved by CDD;

¢. Any root disturbance to any of the protected trees shall be done by hand and the
project arborist alerted;

d. All roots encountered shall be cut cleanly with a sharp saw to allow for new root
regeneration, backfilled immediately or kept moist to prevent drying out and
dying;

e. Any tree affected by the construction process shall be deep-root fertilized to
promote better health and vigor;

f. Compaction of the root zone shall be avoided by spreading three to four inches of
mulch. If necessary, plywood or equivalent shall be placed on top;

g. During hot, dry periods, the foliage may need to be washed with high pressure
water to remove construction dust;

h. Project arborist shall be notified prior to any activities within the critical root
zone;

i. Leave existing hardscape (i.e., asphalt) in place as long as practicable to aid with
the protection of the root system;

j.- Utilize caissons and grade beams for any foundation work close to the trees (stay
at least 15 feet from the trunks of the trees); and

k. Final landscaping around trees shall be compatible in water demand to these
specific trees’ needs with minimal trenching for lighting and irrigation.

Plan Requirements/Timing: This condition shall be printed on all final building and
grading plans. Tree protection measures shall be implemented prior to- and during
construction as applicable. Monitoring: CDD shall coordinate with the project arborist
prior to initiation of construction to ensure tree protection measures are in place. CDD
shall spot check in the field to ensure ongoing compliance with this measure.

All ground disturbances and vegetation removal within the 50-foot setback of Franklin
Creek shall be limited to the demolition, grading for site preparation, landscaping and
storm water improvements depicted on the approved project plans. Plan Requirements:
The 50-foot setback area shall be shown on all grading plans. Timing: Protective fencing
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g Permanent native landscaping shall be provided to developed areas;

h. The planting of any landscape plants listed on the Califomia Exotic Pest
Plant Council’s Lists of Exotic Pest Plants of Greatest Ecological Concern
in California is prohibited in any environmentally sensitive habitat areas
(“ESHA”) or creek setback area;

i. Project applicant and any and all successors shall provide informational
materials to future occupants that ensure protective standards/conditions of
approval are recognized and complied with throughout the life of the
project;

J- Post-Construction Requirements from the City’s Water Quality Protection
Regulations will be implemented to minimize impacts to runoff, erosion,
and water quality;

k. All new fencing shall be wildlife permeable as defined by the following
criteria:

a. Fences shall have a wooden (not wire) rail at the top;

b. Fences shall be less than 40 inches high; and,

¢. Fences shall have a space greater than 14 inches between the
ground and the bottom rail.

l. All exterior lighting shall be minimized, restricted to low intensity
features, shielded and directed away from creek ESHA to minimize
impacts to wildlife. Permitted lighting shall conform to the following
standards:

i.  The minimum necessary to light walkways used for entry and exit to
the structure, including parking areas on the site. This lighting shall
be limited to fixtures that do not exceed 60 watts, or the equivalent,
unless a higher wattage is authorized by the Community
Development Director;

ii.  Security lighting attached to the residence that is controlled by motion
detectors and is limited to 60 watts, or the equivalent;

ili.  The minimum lighting necessary for safe vehicular use of the
driveway. The lighting shall be limited to 60 watts, or the equivalent;

iv. A light, not to exceed 60 watts or the equivalent, at the entrance to
any non-residential accessory structures; and,

v.  No lighting around the perimeter of the site, no lighting for sports
courts or other private recreational facilities and no lighting for
aesthetic purposes is allowed.

Plan Requirements and Timing: Prior to issuance of a Grading or Building Permit, the
applicant shall submit a Construction Mitigation Plan, prepared by a CDD approved
biologist, arborist or landscape architect to CDD for review and approval. All requirements
shall be specified on grading and building plans and graphically depicted if feasible.
Protective fencing shall be installed prior to start of grading or construction. Monitoring:
CDD shall site inspect throughout grading and construction activities.
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by the CDD prior to Occupancy Clearance. Monitoring: CDD shall conduct site visits to
ensure installation and maintenance of landscape and irrigation.

CULTURAL RESOURCES

17.

18.

In the event archaeological remains are encountered during grading, work shall be stopped
immediately or redirected until a CDD-qualified archaeologist and Native American
representative are retained by the applicant to evaluate the significance of the find pursuant
to Phase 2 investigations of the City Archaeological Guidelines. If remains are found to be
significant, they shall be subject to a Phase 3 mitigation program consistent with City
Archaeological Guidelines and funded by the applicant. Plan Requirements/Timing:
This condition shall be printed on all building and grading plans. Menitoring: CDD shall

check plans prior to issuance of a Grading or Building Permit and shall spot check in the
field for compliance.

If human remains are uncovered during ground disturbing activities, the applicant shall
immediately halt work and contact the Santa Barbara County Coroner to evaluate the
remains. CDD shall be contacted immediately after contact or attempted contact with the
County Coroner and all excavation activities on the project site shall cease. If the County
Coroner determines that the remains are Native American, the Native American Heritage
Commission shall be notified and no further excavation activity shall occur on the site until
consultation is complete with the most likely descendant, the Coroner and the CDD staff.
Authorization to resume construction shall only be given by the City after consultation .
with the most likely descendent and shall include implementation of all appropriate
measures to protect any possible burial sites or human remains. Plan
Requirements/Timing: This condition shall be printed on all building and grading plans.
Monitoring: CDD shall check plans prior to issuance of a Grading or Building Permit and
shall spot check in the field.

GRADING

19.

Grading and erosion and sediment control plans shall be designed to minimize erosion and
shall include the following:

a. Methods such as geotextile fabrics, erosion control blankets, retention
basins, drainage diversion structures, siltation basins and spot grading
shall be used to reduce erosion and siltation during grading and
construction activities.

b. All entrances/exits to the construction site shall be stabilized (e.g., using
rumble plates, gravel beds or other best available technology) to reduce
transport of sediment offsite. Any sediment or other materials tracked
offsite shall be removed the same day as they are tracked using dry
cleaning methods.

c. Storm drain inlets shall be protected from sediment-laden waters by the
use of inlet protection devices such as gravel bag barriers, filter fabric
fences, block and gravel filters and excavated inlet sediment traps.
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23.

24.

occupants. This can be achieved passively with z-ducts, fresh air ducts or
approved equal.
b.  All exterior walls shall meet a Sound Transmission Class (STC) rating of at least
46.
c.  All windows and sliding glass doors shall be rated STC 26 (assumed to
be standard dual pane windows required per Title 24 energy standards) or
higher.
d.  All entry doors shall be insulated against weather and sound with non-
porous seals. Caulk entry door thresholds as they are placed.
e.  Usepermanently non-hardening sealant around perimeter of window frames.
f. Window assemblies shall be constructed with effective non-porous gaskets
or weatherstripping to minimize air infiltration and sound leakage.
g.  Provide airtight construction at all exterior walls with acoustical or other
non-hardening sealant at floor plates.
h.  Use door jamb and head gasketing and door bottom gasketing at entry doors
to seal the solid core doors against weather and sound.
Plan Requirements/Timing: All sound attenuation measures shall be incorporated into the
building plans submitted for building permit plan check. Applicable plan sheets (i.c.;
mechanical, windows and doors, etc.) shall be in substantial compliance with the measures
outlined in the acoustical study. Monitoring: Building Inspector shall review and approve
building plans and shall site inspect during construction, prior to occupancy clearance.

Construction activity shall be limited to the hours between 7:00 a.m. and 5:00 p.m.,
Monday through Friday. No construction shall occur on weekends or State holidays (e.g.,
Thanksgiving, Labor Day). Construction equipment maintenance shall be limited to the
same hours. Non-noise generating construction activities such as interior painting are not
subject to these restrictions. Plan Requirements: A sign stating this restriction shall be
provided to the applicant and posted onsite. Timing: The sign shall be in place prior to the
beginning of and throughout all construction activities. Violations may result in suspension
of permits and/or citations. Monitoring: Building Inspector shall spot check and respond
to complaints.

In addition to the construction hour limitations, all construction noise reduction measures
specified in the Acoustical and Construction Noise Study prepared by Rincon Consultants,
dated August 1, 2023, shall be implemented to limit short-term noise impacts during
construction, including, but not limited to:

a.  Mufflers. During all phases of demolition and construction, all construction
equipment, fixed or mobile, shall be operated with closed engine doors and shall
be equipped with properly operating and maintained mufflers consistent with
manufacturers’ standards.

b.  Stationary Equipment. All stationary construction equipment shall be placed
so that emitted noise is directed away from the nearest sensitive receptors.

c. Equipment Staging Areas. Equipment staging shall be located in areas that
will create the greatest distance feasible between construction-related noise
sources and noise-sensitive receptors.
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27.

28.

the project. Monitoring: CDD shall site inspect during construction, prior to occupancy,
and after occupancy to ensure solid waste management components are established and
implemented.

Sixty-five percent (65%) or more of all construction and demolition debris generated shall
be diverted from the landfill, as mandated by Carpinteria Municipal Code. Demolition
and/or excess construction materials shall be separated onsite for reuse/recycling or proper
disposal (e.g., concrete asphalt). During demolition and grading, separate bins for
recycling of construction materials and brush shall be provided onsite. Plan
Requirements: This requirement shall be printed on demolition plans. Applicant shall
submit a Waste Management Plan (WMP) prior to demolition and provide Public Works
with a completed WMP, including receipts for recycled materials to demonstrate
compliance with the City’s Construction and Demolition Program’s 65% mandatory
diversion rates. Timing: Materials shall be recycled as necessary throughout demolition
and grading activities. Monitoring: Public Works shall review and approve a completed
WMP prior to issuance of a Building Permit.

To prevent construction and/or employee trash from blowing offsite, covered receptacles
shall be provided onsite prior to commencement of grading or construction activities.
Waste shall be picked up weekly or more frequently as directed by CDD staff. Plan
Requirements and Timing: Prior to Building Permit issuance, applicant shall designate
and provide to CDD the name and phone number of a contact person to monitor trash/waste
and organize a clean-up crew. Trash control shall occur throughout all grading and
construction activities. Monitoring: CDD shall inspect periodically throughout grading
and construction activities.

AIR QUALITY

29.

Dust generated by the development activities shall be kept to a minimum with a goal of
retaining dust on the site by following the dust control measures listed below. During
clearing, grading, earth moving, excavation or transportation of cut or fill materials, water
trucks or sprinkler systems shall be used to prevent dust from leaving the site and to create
a crust after each day’s activities cease.

a. During construction, use water trucks or sprinkler systems to keep all areas of
vehicle movement damp enough to prevent dust from leaving the site. Ata
minimum, this shall include wetting down such areas in the late morning and after
work is completed for the day. Increased watering frequency shall be required
whenever the wind speed exceeds 15 miles per hour. Reclaimed water should be
used whenever possible.

b. Minimize amount of disturbed area and reduce on site vehicle speeds to 15 miles
per hour or less.

c. If importation, exportation and stockpiling of fill material is involved, soil
stockpiled for more than two days shall be covered, kept moist or treated with soil
binders to prevent dust generation. Trucks transporting fill material to and from
the site shall be tarped form the point of origin.

Conditions of Approval; Resolution No. PC-24-001
4745 Carpinteria Ave Mixed-Use Project, February 5, 2024
Page 13



shall spot check and ensure compliance onsite. APCD shall respond to complaints, as
applicable.

WATER QUALITY

32. Construction materials and waste such as paint, mortar, concrete slurry, fuels, etc. shall be
stored, handled, and disposed of in a manner which minimizes the potential for storm water
contamination. Plan Requirements and Timing: Bulk storage locations for construction
materials and any measures proposed to contain the materials shall be shown on the plans
submitted to the Community Development Department for review prior to issuance of a
Building Permit. Monitoring: CDD staff shall site inspect prior to the commencement
and as needed during all grading and construction activities.

33. During construction, washing of concrete trucks, paint, equipment or similar activities shall
occur only in areas where polluted water and materials can be contained for subsequent
removal from the site. Wash water shall not be discharged to the storm drains, street,
drainage ditches, creeks or wetlands. The location of the washout area shall be clearly
noted at the construction site with signs. Plan Requirements: The applicant shall
designate a washout area, acceptable to CDD, and this area shall be shown on the
construction and/or grading and building plans. Timing: The wash off area shall be
designated on all plans prior to issuance of a Grading or Building Permit. The washout
area shall be in place and maintained throughout construction. Monitoring: CDD shall
check plans prior to issuance of a Grading or Building Permit and staff shall site inspect
throughout the construction period to ensure proper use and maintenance of the washout
area.

STORM WATER

34. The project shall provide for onsite retention of storm water runoff, infiltration, and
recharge where feasible. Feasibility shall be determined by CDD and Public Works.
Retention basin(s) shall be maintained for the life of the project by the landowner.
Recharge systems shall be developed in conjunction with Public Works and CDD. Plan
Requirements: A drainage plan showing the location and design of the retention basins
shall be submitted to CDD and Public Works for review and approval. Long term
maintenance requirements shall be specified in a maintenance program submitted by the
landowner. Timing: Retention and/or recharge basins shall be installed (landscaped and
irrigated subject to CDD and Public Works approval) prior to occupancy clearance.
Monitoring: CDD shall site inspect for installation and maintenance of landscaping.
Public Works approval is required on final grading/drainage plans, and CDD approval is
required for release of the performance security.

35. The applicant shall follow the County of Santa Barbara Stormwater Technical Guide to
implement Post-Construction Runoff Control Measures (PCRs) to effectively prevent the
entry of pollutants from the project site into the storm drain system during and after
development. Plan Requirements: The applicant shall implement a Storm Water Control
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38.

39,

40.

¢. The marketing plan for the affordable units;

b. The location, unit sizes (square feet) and number of bedrooms of the affordable
dwelling units;

c. Tenure of the use restrictions for affordable dwelling units for a period of 99
years;

d. A schedule for completion and occupancy of the affordable dwelling units;

€. A description of the additional incentives and concessions being provided by the
City;

f. A description of the remedies for breach of the agreement by the owners,
developers and/or successors in interest of the project;

g. Other provisions to ensure successful implementation and compliance with the
City’s Density Bonus ordinance, Government Code §§ 65915-65918 (Density
Bonus Law), and California Department of Housing and Community
Development and Housing and Urban Development guidelines; and

h. Other provisions to ensure compliance with applicable local, state, and federal
tenant protection regulations.

In addition, the Agreement shall provide for the following conditions governing the use of
affordable dwelling units during the applicable restriction period:

a. The rules and procedures for qualifying tenants, establishing affordable rent,
filling vacancies and maintaining the affordable dwelling units for qualified
tenants;

b. Provisions requiring owners to annually verify tenant incomes and maintain books
and records to demonstrate compliance.

c. Provisions requiring owners to submit an annual report to the City, which
includes the name, address and income of each person occupying the affordable
dwelling unit and which identifies the bedroom size and monthly rent or cost of
each unit; and

d. The applicable use restriction period shall comply with the time limits for
continued availability as specified above.

Owner shall provide direct connections to high-speed internet service, including wireless
access (e.g., Wi-Fi), to each residential unit and all residential tenants at no charge. The
City acknowledges that Owner does not operate a high-speed internet service and thus is
not responsible to configure a tenant’s personal computer or other similar devices and
temporary internet services outages may occur outside the control of the Owner. Owner
may require residential tenants to comply with reasonable restrictions on the use of the
internet service consistent with applicable federal, state and local laws and regulations.
Tenants shall have the right to alternative internet service at the tenant’s own expense.

Owner shall designate at least One (1) on-site manager that resides in the project consistent
with applicable California Department of Housing and Community Development and
Housing and Urban Development guidelines.

None of the dwelling units shall be operated as short-term vacation rentals or otherwise
leased for a period of less than 30 days.

Conditions of Approval; Resolution No. PC-24-001
4745 Carpinteria Ave Mixed-Use Project, February 5, 2024
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43,

44,

45.

46.

47.

If the applicant requests a time extension for this permit, the permit may be revised to
include updated language to standard conditions and/or mitigation measures and additional
conditions and/or mitigation measures which reflect changed circumstances or additional
identified project impacts. Mitigation fees shall be those in effect at the time of issuance of
a Building Permit.

No permits for development shall be issued except in conformance with the approved
Development Plan and Coastal Development Permit. The size, shape, arrangement, use and
location of buildings, walkways, parking areas and landscaped areas shall be developed in
conformity with the approved Development Plan marked Attachment A, Exhibit 2, dated
February 5, 2024, and with the agreed upon modification to increase the setback the
western edge of the western third floor units (Units 21-24) toward the center of the project
by Three (3) feet while maintaining the interior courtyard dimensions during the February
5, 2024 Planning Commission meeting. Substantial conformity shall be determined by the
Community Development Department Director.

On the date a subsequent Development Plan is approved for this site, any previously
approved but unbuilt plans shall become null and void.

To allow time for the utility companies to locate and mark their facilities for the contractor,
the applicant shall telephone Underground Service Alert (USA) toll free at 1-800-227-2600
a minimum of 48 hours prior to the start of construction. For best response, provide as
much notice as possible, up to 10 working days.

Existing and proposed easements for all utilities shall be located and described on the
engineering plans or the architectural drawings prior to issuance of building permits.

CITY RULES & REGULATIONS/LEGAL REQUIREMENTS

48.

49.

Future commercial uses of all tenant spaces shall be consistent with project zoning,
including, but not limited to, the base zone district requirements and any applicable overlay
districts, including Visitor-serving Commercial allowed uses. Approval of a Building
Permit for all future tenant improvements within the commercial spaces is required. In
addition, issuance of a Carpinteria Business License and Occupancy Clearance shall be
obtained for all future tenants to confirm respective uses are consistent with allowed uses
under zoning prior to initiating business. Individual uses may be conditioned for hours of
operation, noise, or similar measures, as needed, to address potential nuisance issues and
land use compatibility.

No provision of alcohol service, live entertainment or dancing are permitted as part of this
approval. Should the applicant or any future tenant(s) choose to provide any of these
services or activities, the proper licenses and approvals must first be obtained from the
City. Plan Requirements/Timing: Prior to initiating alcohol service, live entertainment
or dancing, applicant and/or tenant shall apply to the City (and/or respective State agency)
for all necessary licenses and approvals. Monitoring: CDD staff shall ensure all

Conditions of Approval; Resolution No. PC-24-001
4745 Carpinteria Ave Mixed-Use Project, February 5, 2024
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58.

59.

60.

61.

62.

63.

64.

65.

66.

The conditions of this approval supersede all conflicting notations, specifications,
dimensions, and the like which may be shown on submitted plans.

Any and all damage or injury to public property resulting from this development, including
without limitation, City streets, shall be corrected or result in being repaired and restored to
its original or better condition.

All requirements of the City (including but not limited to public improvements as defined
in the City Municipal Code (CMC), Section 15.16.110) and any other applicable
requirements of any law or agency of the State and/or any government entity or District
shall be met.

The standards defined within the City's adopted model Building Codes (UBC; NEC; UMC;
UFC; UPC; UHC) relative to the building and occupancy shall apply to this project.

Any minor changes may be approved by the City Manager and/or Community
Development Director. Any major changes will require the filing of a modification
application to be considered by the Planning Commission.

No building permits shall be issued for this project prior to meeting all required terms and
conditions listed herein. When not specified herein, all conditions shall be satisfied prior to
issuance of a building permit or prior to occupancy when allowed by the Community
Development Director.

If, at any time, the City or Planning Commission determines that there has been, or may be,
a violation of the findings or conditions of this Development Plan and Coastal
Development Plan, or of the Municipal Code regulations, a public hearing may be held
before the Planning Commission to review this permit. At said hearing, the Planning
Commission may add additional conditions, or recommend enforcement actions, or revoke
the permit entirely, as necessary to ensure compliance with the Municipal Code, and to
provide for the health, safety, and general welfare of the City. The applicant shall
reimburse the City for all costs associated with gaining compliance with the original
conditions of approval.

In the event that any Condition of Approval imposing a fee, exaction, dedication or other
mitigation measure is challenged by Applicant/Owner/Permittee in an action filed in a
court of law or threatened to be filed therein which action is brought within the time period
provided by law, this approval shall be suspended pending dismissal of such action, the
expiration of the limitation period applicable to such action, or final resolution of such
action. If any Condition of Approval is invalidated by a court of law, the entire project
shall be reviewed by the City and substitute Conditions of Approval may be imposed.

The owner/applicant (“Owner”) hereby agrees to defend, indemnify and hold harmless the
City, its officers, employees, agents, consultants and independent contractors (“City's
Agents”) from any claim, action or proceeding (“Claims™) against the City and the City's
Agents to attack, review, set aside, void or annul, in whole or in part, the City's approval of

Conditions of Approval; Resolution No. PC-24-001
4745 Carpinteria Ave Mixed-Use Project, February 5, 2024
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5300 Sixth Street
- Carpinteria, CA 93013

CA_RPINTERIA ' o Phone (805) 684-7214 » Fax (805) 684-7213
Sanitary District

May 3, 2023

Via Email: nickb@carpinteriaca.gov
Mr. Nick Bobroff
Community Development Department
City of Carpinteria
5775 Carpinteria Avenue
Carpinteria, California 93013

RE: Project No. 23-2221-DP/CDP
4745 Carpinteria Avenue (APN: 003-251-018)
Applicant: Western Built Construction — Justin Klentner

Dear Mr. Bobroff:

Thank you for the opportunity to provide comments on the subject project. The Carpinteria
Sanitary District (District) has reviewed the application package and conceptual plans provided
for the proposed mixed use project, which includes 22 new residential apartment units and
4,304 square feet of commercial space.

The District recommends that the following conditions be incorporated into the review/approval
process to address sewer system improvements:

1. Any sewer improvements shall conform to approved District construction standards for
materials and methods. The applicant shall submit detailed engineered drawings to the
District showing all proposed sewer improvements for review and approval.

2. The preliminary utility plans show a single connection to the District's existing sewer
main in 9" Street. This may be acceptable for the proposed development (single
ownership and not condominiums). Exact configuration will be determined in the design
review process described in Item 1 above.

3. The applicant shall provide the District with an estimate of peak wastewater flow from
the proposed development. The hydraulic capacity of downstream sewer conveyance
infrastructure in Holly Avenue is limited. The District may require modeling of the District
sewer network to verify available capacity to serve the project.

4. A Sewer Construction Permit is required for sewer improvements serving the proposed
project. The permit shall be procured and applicable fees paid prior to issuance of
Building permits. During construction, it is the applicant’s responsibility to notify the
District of any modifications to or variation from the approved engineered drawings.

5. A Development Impact Fee (DIF) for the project shall be paid to the District prior to
issuance of a Sewer Construction Permit. The applicable DIF shall be determined by

C:\Users\kileym\AppDala\LocaI\Microsoﬂ\Windows\lNetCache\Content.Oullook\BYRKMJQM\474SCarpAve_PreIimConditions.doc
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5300 Sixth Street
Carpinteria, CA 93013

CARPINTERIA Phone (805) 684-7214 - Fax (805) 684-7213
Sanitary District

January 17, 2024
Via Email: Brian.Banks@carpinteriaca.gov

Mr. Brian Banks

Community Development Department
City of Carpinteria

5775 Carpinteria Avenue

Carpinteria, California 93013

RE: Project No. 23-2221-DP/CDP
4745 Carpinteria Avenue (APN: 003-251-018)
Applicant: Western Built Construction — Justin Klentner

Dear Mr. Banks:

Thank you for the opportunity to provide comments on the subject project. The Carpinteria
Sanitary District (District) has reviewed the application package and conceptual plans provided
for the proposed mixed-use project, which includes 24 new residential apartment units and
4,304 square feet of commercial space.

The District recommends that the following conditions be incorporated into the review/approval
process to address sewer system improvements:

1. Any sewer improvements shall conform to approved District construction standards for
materials and methods. The applicant shall submit detailed engineered drawings to the
District showing all proposed sewer improvements for review and approval.

2. The preliminary utility plans show a single connection to the District’s existing sewer
main in 9" Street. This may be acceptable for the proposed development (single
ownership and not condominiums). Exact configuration will be determined in the design
review process described in ltem 1 above.

3. The applicant shall provide the District with an estimate of peak wastewater flow from
the proposed development. The hydraulic capacity of downstream sewer conveyance
infrastructure in Holly Avenue is limited. The District may require modeling of the District
sewer network to verify available capacity to serve the project.

4. A Sewer Construction Permit is required for sewer improvements serving the proposed
project. The permit shall be procured and applicable fees paid prior to issuance of

ENVIRONMENTAL LEADERSHIP IN CARPINTERIA SINCE 1928
www.carpsan.com



CITY or CARPINTERIA, cALIFORNIA

Public Works Department

Memorandum
To: Nick Bobroff, Principal Planner
Community Development Department
From: John L. llasin, Public Works Director/City Engineer /s/
Date: November 27, 2023

Subject: 4745 Carpinteria Avenue, Project No. 23-2221-DP/CDP

The Public Works Department has reviewed the project submittal dated April 26, 2023,
and has the following conditions of approval:

CONDITIONS OF APPROVAL

1. An Engineering Permit shall be obtained from the City Engineer for any
improvements or other encroachment work within the public right-of-way.

2. Allimprovements within the public right-of-way shall be completed to the
satisfaction of the City Engineer prior to the issuance of a Certificate of Occupancy.

3. Record drawings or as-built plans shall be submitted to the City Engineer at time of
final inspection for all work covered by an Engineering Permit. The record drawings
or as-built plans shall be the original construction tracings or permanent mylar
copies of a quality acceptable by the City Engineer.

4. A Transportation Permit shall be obtained from the City Engineer for operating or
moving any vehicle or combination of vehicles or special mobile equipment in any
of the acts as listed in Carpinteria Municipal Code Section 12.12.010.

5. All existing private property encroachments shall be removed from the City of
Carpinteria public right-of-way.

6. Improvements shall include concrete curbs, gutters, and sidewalks; and street
trees along the property frontage on Ninth Street.

7. Improvements shall include removal of existing driveway approach at the property
frontage on Carpinteria Avenue and replacement with concrete curb, gutter, and
sidewalk.

8. Improvements shall include new concrete driveway approaches at the following
property frontage locations for conformance with current Americans with
Disabilities Act (ADA) standards:

CITY OF CARPINTERIA
5775 CARPINTERIA AVENUE CARPINTERIA, CA 93013-2603 » (805) 684-5405 @ FAX (805) 684-5304  www.carpinteria ca.us



Carpinteria Valley Water District

1301 Santa Ynez Avenue * Carpinteria, CA 93013

Phone (805) 684-2816
November 10, 2023
Justin Klentner
152 N Almont Dr.
West Hollywood, CA 90048
SUBIJECT: Request for Intent to Serve Letter regarding proposed project at 4745 Carpinteria

Avenue (the “Project”)
Dear Applicant,

In response to your request, this letter will serve as confirmation that Carpinteria Valley Water
District (the “District”) currently has sufficient water supply to serve the Project, subject to qualifications
indicated below.

The Project proposes to redevelop 4745 Carpinteria Avenue into a new mixed-use development.
Per density bonus law, this project set aside 17% of the 18 base units for low-income households, which
would equate to three income-restricted units, and would grant the project tup to a 30.5% density bonus
(six additional units), which would equal 24 units. The project consists of 23,094 GSF of 18 two-bedroom
units, 5,752 GSF of 4 two-bedroom townhouses facing 9" St., 2,155 GSF of 2 one-bedroom units, 4,304 GSF
of 2 story commercial/retail, and 22,500 GSF concrete parking padium. 53 proposed parking spaces: 18
commercial and 35 residential.

Permit #: 23-2221-DP/CDP

While the District currently has sufficient water to supply the Project’s proposed use, it is important
to note that the District has declared a Stage 1 Drought Emergency (see Ordinance 22-1, www.cvwd.net),
which remains in effect. As a result, while there are currently meters available to service the Project, the
District will continue to monitor its water supply, and may be forced to consider declaring more severe
stages of drought or imposing further water restrictions or a moratorium on new and/or expanded
connections.

Accordingly, the confirmation conveyed by this letter is subject to the following conditions and caveats:

1. If the intensity of the proposed use increases, this letter is void and you will need to file a new
request for an “Intent to Serve” letter. Subsequent issuance of a new Intent to Serve letter is not
assured.

2. This letter is only valid for the Subject Project.

3. You must obtain all permits and approvals for the Project as required by local, state and federal
law.

S:\Development\4745 Carpinteria Avenue\2023 Klentner Mixed Use\20231110_INTENT_CONDITIONS_23-2221-DP-CDP.docx



Carpinteria Valley Water District

1301 Santa Ynez Avenue ¢ Carpinteria, CA 93013

Phone (805) 684-2816
November 10, 2023
Justin Klentner
152 N Almont Dr.
West Hollywood, CA 950048
SUBIECT: 4745 CARPINTERIA AVE; APN 003-251-021; ACCOUNT NUMBER 08-082152-02;

PROJECT NUMBER 23-2221-DP/CDP; MIXED-USE DEVELOPMENT (APARTMENTS +
TOWNHOMES + COMMERCIAL SPACE); INTENT TO SERVE WITH CONDITIONS

To Whom It May Concern,

Please be advised, this parcel is within the jurisdiction of Carpinteria Valley Water District and therefore is

entitled to District water service in accordance with District Rules and Regulations. Currently the District is
in a Stage 1 Drought Emergency; for more information on Ordinance 22-1, please visit the District website
www.cvwd.net.

This letter is good for one year from the date of the letter.

The subject property is currently served by a 0.75” commercial water meter and does not have a backflow
protection device immediately downstream of the water meter (Account #08-082152-02). Based on the
grading and drainage plans dated April 14™, 2023, the District has the following conditions:

¢ Include the District on the City’s building permit issuance and final sign off routing sheets.

¢ Include the District on the City’s final sign off for occupancy.

¢ The project must have a meter for each dwelling unit and the project must be plumbed accordingly and
note which meter is servicing each dwelling unit. Water demand calculations must be provided to the
District in order to determine the meter sizes prior to sign off of the building permit.

¢ Commercial units will require commercial water meter(s) for the project.

e Unless utilized for the project, the existing 0.75” commercial water meter and service line on Carpinteria
Avenue is to be abandoned and shown on water utility plan.

¢ The property will require a dedicated landscape meter or meters to water landscaped areas. The
irrigation meter(s) will require an appropriately sized reduced pressure principle backflow assembly (RP)
per Standard Detail W-115. Calculated water demand will determine landscape meter size, as to be
approved by District.

e Provide landscape plan that displays water system layout prior to issuance of building permit.

¢ Provide a complete Civil plan set prior to issuance of building permit.

* Once meters are installed, accounts will be open and owner will be responsible for monthly fees,
charges, and account depaosit.

S:\Development\4745 Carpinteria Avenue\2023 Klentner Mixed Use\20231110_INTENT_CONDITIONS_23-2221-DP-CDP.docx



cc: TCM to account
Brian King, District Engineer
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FIRE PROTECTION DISTRICT

Application for address changes or additional addresses shall be submitted to CSFPD Fire

Prevention Bureau.

Additional Comments: Oth street is a dead end street. A fire department turnaround
is required. It is recommended to use the 9th street entry

driveway as part of the required turnaround. Contact the Fire
Prevention Bureau for further clarification.

Water Requirements:

Fire hydrants capable of supplying the required fire flow for fire protection shall be
provided for all buildings or portions of buildings which have been or are hereafter
constructed within this project.

A current fire flow form shall be submitted to Carpinteria-Summerland Fire Protection
District. Contact the Carpinteria Valley Water District to schedule having the test
performed.

Fire hydrants shall be installed within 250 feet driving distance of all structures. The
hydrant(s) shall be of the type approved by the Fire District and acceptable to the
Carpinteria Valley Water District. The fire hydrant and mains supplying the same shall be
installed in accordance with the current CFC and CSFPD standards. The minimum gallons
per minute at 20 PSI shall be determined by the fire flow requirements in the current CFC.

Prior to vertical construction or stacking of lumber for construction the fire protection water

system shall be installed flushed and approved by the Fire District to assure compliance

with the standards expressed herein.

Additional Comments: Two new hydrants will be required. One on the Carpinteria
Ave. side of the project on the south side of the street. The
second will be installed on the 9th street side of the project.

Exact location to be determined with Carpinteria Valley Water
District.

Fire Protection Systems Requirements:

All new buildings and structures shall be protected by an approved automatic fire sprinkler
system.

FDCs shall be located within 150" of a fire hydrant capable of providing the required fire
flow.

Prior to installation plans for the proposed fire sprinkler system shall be designed by a
qualified person and submitted to this office for approval.

Afire alarm or sprinkler monitoring system shall be installed or modified. Prior to
installation plans for the system shall be designed by a qualified person and submitted to
this office for approval.

“Community First”
1140 Eugenia Place, Suite A « Carpinteria, California 93013 « (805) 684-4591
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Inspector's Signature

Signed 6/29/2023, 11:55:44 AM PDT

The above conditions apply to this project as submitted. Future changes including, but not limited, to
further division, intensification of use, or increase in hazard classification, may require additional
conditions in order to comply with applicable development standards in effect at the time of the
change. If you have questions please do not hesitate to contact this office at (805) 684-4591

“Community First”
1140 Eugenia Place, Suite A « Carpinteria, California 93013 « (805) 684-4591



Attachment D

Action Letter from March 26, 2024
City Council Appeal Hearing

4745 Carpinteria Avenue Mixed Use Development
Project 23-2221-DP/CDP/ARB
Final ARB Review
August 15, 2024



CITY of CARPINTERIA, CALIFORNIA

March 27, 2024

Michael Stroh, DMHA Architects
1 N Calle Cesar Chavez, Suite 102
Santa Barbara, CA 93103

Re: Notification of City Council Action
4745 Carpinteria Avenue Mixed Use Development, 23-2221-DP/CDP
4745 Carpinteria Avenue (APN 003-251-021)

Dear Mr. Stroh:
On March 26, 2024, the City Council took action on the following item:

Request for a Development Plan and Coastal Development Permit to allow redevelopment
of the property at 4745 Carpinteria Avenue (currently occupied by Sun Coast Rentals) into
a new three-story mixed-use (commercial / residential) development. The proposed
mixed-use development would be comprised of a 24-unit 31,026 square foot apartment
complex built around and atop a ground-level 22,198 square foot concrete parking
podium, and a 4,044 square foot two-story commercial building fronting Carpinteria
Avenue. All existing site improvements would be removed to facilitate the proposed
development. Cumulative square footage for the proposed project would total
approximately 64,053 square feet. Maximum building height to the top of the proposed
three-story element would be approximately 35 feet, seven inches from finished grade.

The 24-unit apartment complex would be comprised of 4 one-bedroom units, 16 two-
bedroom units, and 4 two-bedroom “townhouse” units facing Ninth Street. The 4 one-
bedroom units would range in size from 996 — 1,163 square feet; the 16 two-bedroom
units would range in size from 1,122 — 1,310 square feet; and the 4 two-bedroom
“townhome” units would range in size from 1,472 — 1,486 square feet. The four
“townhouse” units and one of the one-bedroom units (Unit 5) would be two-story units
fronting on Ninth Street. Of the remaining units, Units 6 through 15 would be second floor
flats and Units 16 through 24 would be third floor flats. The “townhouse” units would be
provided with either a ground floor covered porch (Unit 1 and Unit 4) or both a ground
floor covered porch and a second floor private deck (Units 2, 3 and 5). All other units
would be provided with second- or third-level private decks oriented toward the perimeter
of the property.

5775 CARPINTERIA AVENUE e CARPINTERIA, CA 93013-2603 (805) 684-5405 e FAX (805) 684-
5304 www.carpinteria.ca.us



4745 Carpinteria Ave Mixed Use Project; 23-2221-DP/CDP/ARB
City Council Hearing Date: March 27, 2024

Page 2

The proposed two-story commercial building would be located along the property’s
Carpinteria Avenue frontage and would contain a ground level commercial space of 1,303
square feet and an upper-level commercial space of 2,741 square feet. The commercial
square footage is proposed to be divided into (up to) five tenant suites, with a single
ground floor space and the remaining four spaces on the second floor. The ground floor
commercial space would feature a covered patio area along the Carpinteria Avenue
frontage.

The ground-level covered parking podium would provide a total of 53 parking spaces
onsite to serve both the proposed commercial and residential elements of the project, and
would rely upon a mix of “standard” and “compact” spaces. The applicant is requesting
approval of a Development Plan Modification to allow eight of the total parking spaces
provided onsite to be designated “compact” spaces (15% of the total number of spaces).
Bicycle storage, trash enclosures, and utility/mechanical closets would be provided within
the covered parking podium area. Vehicular access to the parking would be provided from
a “primary” driveway on Carpinteria Avenue and a “secondary” driveway entrance from
Ninth Street, at the rear of the project site. Room for six parallel spaces would be provided
in the Ninth Street right-of-way for public on-street parking as part of the required project
frontage improvements.

Open space and landscaping for the project would be provided along the west side of the
property within the required 50-foot setback buffer from the adjacent Franklin Creek
channel. The buffer area would feature bioretention swales that can doubly serve as part
of the restored protective creek buffer and stormwater measures for the proposed
development. A meandering walking path would lead through the buffer, connecting
Ninth Street and Carpinteria Avenue. Spaces for ornamental landscaping would also be
provided along the project’s two street frontages and along the interior side property line.
Additional open space and landscape areas for the use of apartment residents would be
provided in centralized courtyard spaces on the second and third levels, in a “rooftop” deck
space in the rear corner of the third level, and on a “green roof” space above the ground
floor commercial space’s covered patio.

The proposal calls for utilizing the state’s Density Bonus Law (Gov. Code §§ 65915-65918)
(“Density Bonus Law”) to allow for the inclusion of additional dwelling units beyond what
the City’s maximum density would allow for under the current zoning designation in
exchange for designating a certain number of the apartment units as income-restricted
rentals. Specifically, the project calls for setting aside three units for households that fall
within the low-income level (50% to 80% of the area median income (“AMI”)) in exchange
for a density bonus of six additional units. These additional granted units and the low-
income restricted units are included the project figures described above. The three low-
income restricted units are proposed as one-bedroom units (Units 5, 6 and 11).



4745 Carpinteria Ave Mixed Use Project; 23-2221-DP/CDP/ARB
City Council Hearing Date: March 27, 2024

Page 3

Pursuant to Density Bonus Law, the proposal requests the use of incentives or concessions
from the local jurisdiction’s development standards to facilitate the construction of the
project and/or to accommodate the increased density. Specifically, the project proposes to
utilize the reduced required parking rates for residential developments subject to density
bonus provisions, and to request the two following concessions/incentives and/or waivers
or reductions in development standards to: 1.) Allow for increased building height beyond
the 30-foot maximum allowed by the City; and 2.) Allow for building lot coverage in excess
of the 50% maximum limit for the Planned Residential Development (“PRD-13") zoned
portion of the property.

The City Council approved the project with the following revisions to the Conditions of
Approval:

PROJECT DESCRIPTION

This Development Plan and Coastal Development Permit are based upon and limited to
compliance with the project description, the hearing exhibits (Attachment A, Exhibit 2 to
the staff report dated March 26, 2024} and conditions of approval set forth below. Any
deviations from the project description, exhibits or conditions must be reviewed and
approved by the City for conformity with this approval. Deviations may require approved
changes to the permit and/or further environmental review. Deviations without the
above-described approval will constitute a violation of permit approval.

The project description is as follows:

Request for a Development Plan and Coastal Development Permit to allow
redevelopment of the property at 4745 Carpinteria Avenue (currently occupied by Sun
Coast Rentals) into a new three-story mixed-use (commercial / residential) development.
The proposed mixed-use development would be comprised of a 24-unit 31,026 square
foot apartment complex built around and atop a ground-level 22,198 square foot
concrete parking podium, and a 4,044 square foot two-story commercial building fronting
Carpinteria Avenue. All existing site improvements would be removed to facilitate the
proposed development. Cumulative square footage for the proposed project would total
approximately 64,053 square feet. Maximum building height to the top of the proposed

three-story element would be approximately 35feet—seven-inches 34 feet, 2 inches from
finished grade.

The 24-unit apartment complex would be comprised of 4 one-bedroom units, 16 two-
bedroom units, and 4 two-bedroom “townhouse” units facing Ninth Street. The 4 one-
bedroom units would range in size from 996 — 1,163 square feet; the 16 two-bedroom
units would range in size from 1,122 — 1,310 square feet; and the 4 two-bedroom
“townhome” units would range in size from 1,472 — 1,486 square feet. The four
“townhouse” units and one of the one-bedroom units (Unit 5) would be two-story units



4745 Carpinteria Ave Mixed Use Project; 23-2221-DP/CDP/ARB
City Council Hearing Date: March 27, 2024
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fronting on Ninth Street. Of the remaining units, Units 6 through 15 would be second
floor flats and Units 16 through 24 would be third floor flats. The “townhouse” units
would be provided with either a ground floor covered porch (Unit 1 and Unit 4) or both a
ground floor covered porch and a second floor private deck (Units 2, 3 and 5). All other
units would be provided with second- or third-level private decks oriented toward the
perimeter of the property.

The proposed two-story commercial building would be located along the property’s
Carpinteria Avenue frontage and would contain a ground level commercial space of 1,303
square feet and an upper-level commercial space of 2,741 square feet. The commercial
square footage is proposed to be divided into (up to) five tenant suites, with a single
ground floor space and the remaining four spaces on the second floor. The ground floor
commercial space would feature a covered patio area along the Carpinteria Avenue
frontage.

The ground-level covered parking podium would provide a total of 53 parking spaces
onsite to serve both the proposed commercial and residential elements of the project, and
would rely upon a mix of “standard” and “compact” spaces. The applicant is requesting
approval of a Development Plan Modification to allow eight of the total parking spaces
provided onsite to be designated “compact” spaces (15% of the total number of spaces).
Bicycle storage, trash enclosures, and utility/mechanical closets would be provided within
the covered parking podium area. Vehicular access to the parking would be provided
from a “primary” driveway on Carpinteria Avenue and a “secondary” driveway entrance
from Ninth Street, at the rear of the project site. Room for six parallel spaces would be
provided in the Ninth Street right-of-way for public on-street parking as part of the
required project frontage improvements.

Open space and landscaping for the project would be provided along the west side of the
property within the required 50-foot setback buffer from the adjacent Franklin Creek
channel. The buffer area would feature bioretention swales that can doubly serve as part
of the restored protective creek buffer and stormwater measures for the proposed
development. A meandering walking path would lead through the buffer, connecting
Ninth Street and Carpinteria Avenue. Spaces for ornamental landscaping would also be
provided along the project’s two street frontages and along the interior side property line.
Additional open space and landscape areas for the use of apartment residents would be
provided in centralized courtyard spaces on the second and third levels, in a “rooftop”
deck space in the rear corner of the third level, and on a “green roof” space above the
ground floor commercial space’s covered patio.

The proposal calls for utilizing the state’s Density Bonus Law (Gov. Code §§ 65915-65918)
(“Density Bonus Law”) to allow for the inclusion of additional dwelling units beyond what
the City’s maximum density would allow for under the current zoning designation in
exchange for designating a certain number of the apartment units as income-restricted
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rentals. Specifically, the project ealisfor would setting aside one unit for households that
fall within the very low-income level (30% to 50% of the area median income (“AMI”)),
and three two units for households that fall within the low-income level {50% to 80% of
the area median income (“AMI”)) in exchange for a density bonus of six additional units.
These additional granted units and the few-income restricted units are included the
project figures described above. The threedow-income restricted units are proposed as
one-bedroom units (Units 5, 6 and 11).

Pursuant to Density Bonus Law, the proposal requests the use of incentives or concessions
from the local jurisdiction’s development standards to facilitate the construction of the
project and/or to accommodate the increased density. Specifically, the project proposes
to utilize the reduced required parking rates for residential developments subject to
density bonus provisions, and to request the two following concessions/incentives and/or
waivers or reductions in development standards to: 1.) Allow for increased building height
beyond the 30-foot maximum allowed by the City; and 2.) Allow for building lot coverage
in excess of the 50% maximum limit for the Planned Residential Development (“PRD-13")
zoned portion of the property.

The grading, development, use, and maintenance of the property, the size, shape,
arrangement, and location of structures, parking areas and landscape areas, and the
protection and preservation of resources shall conform to the project description above
and the hearing exhibits and conditions of approval below. The property and any
portions thereof shall be sold, leased or financed in compliance with this project
description and the approved hearing exhibits and conditions of approval hereto. All
plans (such as Landscape Plans) must be submitted for review and approval and shall be
implemented as approved by the City.

PROJECT SPECIFIC CONDITIONS

The design, scale and character of the project architecture and landscape shall be
compatible and blend harmoniously with vicinity development and consistent with the
City’s “small beach town” character. As agreed to by the applicant at the Planning
Commission meeting on February 5, 2024, the applicant shall set back the western edge
of the western third floor units (Units 21-24) toward the center of the project by Three (3)
feet while maintaining the interior courtyard dimensions. The applicant further shall
study revisions-to-the-plans-te-reduce-the-overal-heightofthe-preject-and-privacy
considerations for the portions of the units facing the interior courtyards. In addition, as
offered and agreed to by the applicant at the City Council meeting on March 26, 2024, the
applicant shall reduce the height of the three-story element of the project by 17 inches,
resulting in @ maximum building height of 34 feet, 2 inches from finished grade. Plan
Requirement and Timing: The applicant shall submit plans for the project for final review
by the Architectural Review Board prior to approval of any Building Permit for physical
development. Monitoring: Community Development Department staff (CDD) shall
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37.

review submitted plans, provide direction to the ARB regarding this condition, and site
inspect during the construction phase.

The applicant shaII provide Three (3) Jfewv-mcome restricted dwellmg unlts (16 67% of
project units). ava d A
A%ea—Meéaa—l-neeme—(—AW-} gecn‘lcally, as offered and agreed to by the aggllcant, the
project would set aside one unit for households that fall within the very low-income level
(30% to 50% of the area median income (“AMI”)), and two units for households that fall
within the low-income level (50% to 80% of the area median income (“AMI”)) consistent
with the provisions of Government Code §§ 65915-65918 (Density Bonus Law).
Requirements and Timing: Prior to issuance of the building permit, the applicant shall
execute and record an Affordable Housing Regulatory Agreement (Agreement), which
shall include a Restrictive Covenant (Covenant). The Agreement and Covenant shall be
based on the City’s model documents and subject to the review and approval of CDD and
the City Attorney. As agreed to by the applicant at the Planning Commission meeting on
February 5, 2024, the units shall remain affordable for a period of 99 years, beginning
upon date of issuance of the occupancy clearance for said units. The running of the
covenant shall toll during any period of violation.

The Agreement shall include, but not be limited to, the following information about the
project:

a. The total number of units approved for the housing development, including the
number of affordable dwelling units and manager’s unit;

b. A description of the household income group to be accommodated by the
housing development and the standards and methodology for determining the
corresponding affordable rent or affordable sales price and housing cost
consistent with California Department of Housing and Community Development
and Housing and Urban Development guidelines;

c. The marketing plan for the affordable units;

b. The location, unit sizes (square feet) and number of bedrooms of the affordable
dwelling units;

c. Tenure of the use restrictions for affordable dwelling units for a period of 99
years;

d. Aschedule for completion and occupancy of the affordable dwelling units;

e. A description of the additional incentives and concessions being provided by the
City;

f. A description of the remedies for breach of the agreement by the owners,
developers and/or successors in interest of the project;

g. Other provisions to ensure successful implementation and compliance with the
City’s Density Bonus ordinance, Government Code §§ 65915-65918 (Density
Bonus Law), and California Department of Housing and Community Development
and Housing and Urban Development guidelines; and
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44.

h. Other provisions to ensure compliance with applicable local, state, and federal
tenant protection regulations.

In addition, the Agreement shall provide for the following conditions governing the use of
affordable dwelling units during the applicable restriction period:

a. The rules and procedures for qualifying tenants, establishing affordable rent,
filling vacancies and maintaining the affordable dwelling units for qualified
tenants;

b. Provisions requiring owners to annually verify tenant incomes and maintain
books and records to demonstrate compliance.

c. Provisions requiring owners to submit an annual report to the City, which
includes the name, address and income of each person occupying the affordable
dwelling unit and which identifies the bedroom size and monthly rent or cost of
each unit; and

d. The applicable use restriction period shall comply with the time limits for
continued availability as specified above.

No permits for development shall be issued except in conformance with the approved
Development Plan and Coastal Development Permit. The size, shape, arrangement, use
and location of buildings, walkways, parking areas and landscaped areas shall be
developed in conformity with the approved Development Plan marked Attachment A,
Exhibit 2, dated March 26, 2024, and with the agreed upon modification to increase the
setback the western edge of the western third floor units (Units 21-24) toward the center
of the project by Three (3) feet while maintaining the interior courtyard dimensions
during the February 5, 2024 Planning Commission meeting. In addition, as offered and
agreed to by the applicant at the City Council meeting on March 26, 2024, the applicant
shall reduce the height of the three-story element by 17 inches, resulting in a maximum
building height of 34 feet, 2 inches from finished grade. Substantial conformity shall be
determined by the Community Development Department Director.

Because the project is within the Coastal Appeals Overlay, the project approval is also subject to
a 10-working day California Coastal Commission {“CCC") appeal period which commences after
receipt of the notice of final act by the CCC. (Pub. Res. Code, § 30603, subd. (c); Cal. Code Regs.,
tit. 14, § 13572.) No appeal fee is required for projects located within the Coastal Appeals
Overlay. More information on the CCC appeal process is available here:
https://www.coastal.ca.gov/cdp/cdp-forms.html.

In accordance with Chapter 15.80 of the Carpinteria Municipal Code (“CMC”), the applicant
shall pay Development Impact Fees (“DIFs”). The amount of the fees as detailed in the staff
report prepared for the Planning Commission hearing is estimated to be $397,933.41 with
other fees estimated to be $ 123,145.97. CMC section 15.80.090 requires payment of DIFs for
commercial projects prior to the issuance of a Building Permit; residential DIFs are allowed to
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be collected consistent with Government Code section 66007(a), which states that DIFs for
residential projects shall be collected on the date of final inspection or issuance of a certificate
of occupancy, whichever occurs first, except as provided in Government Code section
66007(b)(1). Fee amounts are updated no less frequently than in July of each year; thus, when
final fee calculations are made at the time the fees are paid, the fee amounts may vary from
the estimate given at the initial development approval. Fees are always considered an estimate
until the date of payment. The 90-day period during which you may file a protest regarding the
imposition of these fees pursuant to Government Code section 66020(a) commenced on
February 6, 2024.

Conditions of Approval for the project and City Council Resolution No. 6295 are attached to this
letter for your records. A separate copy of the last page of the Conditions of Approval is also
attached. Please sign and return this page to the Community Development Department.
Should you have any questions or need further information regarding this action letter or the
project, please contact Brian Banks at (805) 755-4414.

Sincerely,

A

Nick Bobro ector
Community Development Department

Attachment: City Council Resolution with Attachments

cc: Justin Klentner, Owner
Project file, 23-2221-DP/CDP/ARB



CITY COUNCIL HEARING
PROJECT 23-2221-DP/CDP/ARB
4745 CARPINTERIA AVE (APN 003-251-021)
MARCH 26, 2024

ATTACHMENT A, EXHIBIT 3: CONDITIONS OF APPROVAL
4745 CARPINTERIA AVE MIXED-USE PROJECT

The Conditions set forth in this permit affect the title and possession of the real property that is
the subject of this permit and shall run with the real property or any portion thereof. All the
terms, covenants, conditions and restrictions herein imposed shall be binding upon and inure to
the benefit of the owner (applicant, developer), his or her heirs, administrators, executors,
successors and assigns. Upon any sale, division or lease of real property, all the conditions of
this permit shall apply separately to each portion of the real property and the owner (applicant,
developer) and/or possessor of any such portion shall succeed to and be bound by the obligations
imposed on the owner (applicant, developer) by this permit.

PROJECT DESCRIPTION

1.  This Development Plan and Coastal Development Permit are based upon and limited to
compliance with the project description, the hearing exhibits (Attachment A, Exhibit 2 to
the staff report dated March 26, 2024) and conditions of approval set forth below. Any
deviations from the project description, exhibits or conditions must be reviewed and
approved by the City for conformity with this approval. Deviations may require approved
changes to the permit and/or further environmental review. Deviations without the above-
described approval will constitute a violation of permit approval.

The project description is as follows:

Request for a Development Plan and Coastal Development Permit to allow redevelopment
of the property at 4745 Carpinteria Avenue (currently occupied by Sun Coast Rentals) into
a new three-story mixed-use (commercial / residential) development. The proposed mixed-
use development would be comprised of a 24-unit 31,026 square foot apartment complex
built around and atop a ground-level 22,198 square foot concrete parking podium, and a
4,044 square foot two-story commercial building fronting Carpinteria Avenue. All existing
site improvements would be removed to facilitate the proposed development. Cumulative
square footage for the proposed project would total approximately 64,053 square feet.
Maximum building height to the top of the proposed three-story element would be
approximately 34 feet, 2 inches from finished grade.

The 24-unit apartment complex would be comprised of 4 one-bedroom units, 16 two-
bedroom units, and 4 two-bedroom “townhouse” units facing Ninth Street. The 4 one-
bedroom units would range in size from 996 — 1,163 square feet; the 16 two-bedroom units
would range in size from 1,122 — 1,310 square feet, and the 4 two-bedroom “townhome”
units would range in size from 1,472 — 1,486 square feet. The four “townhouse” units and
one of the one-bedroom units (Unit 5) would be two-story units fronting on Ninth Street.
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Of the remaining units, Units 6 through 15 would be second floor flats and Units 16
through 24 would be third floor flats. The “townhouse” units would be provided with
either a ground floor covered porch (Unit 1 and Unit 4) or both a ground floor covered
porch and a second floor private deck (Units 2, 3 and 5). All other units would be provided
with second- or third-level private decks oriented toward the perimeter of the property.

The proposed two-story commercial building would be located along the property’s
Carpinteria Avenue frontage and would contain a ground level commercial space of 1,303
square feet and an upper-level commercial space of 2,741 square feet. The commercial
square footage is proposed to be divided into (up to) five tenant suites, with a single ground
floor space and the remaining four spaces on the second floor. The ground floor
commercial space would feature a covered patio area along the Carpinteria Avenue
frontage.

The ground-level covered parking podium would provide a total of 53 parking spaces
onsite to serve both the proposed commercial and residential elements of the project, and
would rely upon a mix of “'standard” and “compact” spaces. The applicant is requesting
approval of a Development Plan Modification to allow eight of the total parking spaces
provided onsite to be designated “compact” spaces (15% of the total number of spaces).
Bicycle storage, trash enclosures, and utility/mechanical closets would be provided within
the covered parking podium area. Vehicular access to the parking would be provided from
a “primary” driveway on Carpinteria Avenue and a “secondary” driveway entrance from
Ninth Street, at the rear of the project site. Room for six parallel spaces would be provided
in the Ninth Street right-of-way for public on-street parking as part of the required project
Jfrontage improvements.

Open space and landscaping for the project would be provided along the west side of the
property within the required 50-foot setback buffer from the adjacent Franklin Creek
channel. The buffer area would feature bioretention swales that can doubly serve as part
of the restored protective creek buffer and stormwater measures for the proposed
development. A meandering walking path would lead through the buffer, connecting Ninth
Street and Carpinteria Avenue. Spaces for ornamental landscaping would also be
provided along the project’s two street frontages and along the interior side property line.
Additional open space and landscape areas for the use of apartment residents would be
provided in centralized courtyard spaces on the second and third levels, in a “rooftop”
deck space in the rear corner of the third level, and on a “green roof” space above the
ground floor commercial space’s covered patio.

The proposal calls for utilizing the state’s Density Bonus Law (Gov. Code §§ 65915-
65918) (“Density Bonus Law”) to allow for the inclusion of additional dwelling units
beyond what the City’s maximum density would allow for under the current zoning
designation in exchange for designating a certain number of the apartment units as
income-restricted rentals. Specifically, the project would aside one unit for households
that fall within the very low-income level (30% to 50% of the area median income
(“AMI”)), and two units for households that fall within the low-income level (50% to 80%
of the area median income (“AMI”)) in exchange for a density bonus of six additional
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units. These additional granted units and the income restricted units are included the
project figures described above. The income restricted units are proposed as one-bedroom
units (Units 5, 6 and 11).

Pursuant to Density Bonus Law, the proposal requests the use of incentives or concessions
from the local jurisdiction’s development standards to facilitate the construction of the
project and/or to accommodate the increased density. Specifically, the project proposes to
utilize the reduced required parking rates for residential developments subject to density
bonus provisions, and to request the two following concessions/incentives and/or waivers
or reductions in development standards to: 1.) Allow for increased building height beyond
the 30-foot maximum allowed by the City; and 2.) Allow for building lot coverage in excess
of the 50% maximum limit for the Planned Residential Development (“PRD-13") zoned
portion of the property.

The grading, development, use, and maintenance of the property, the size, shape,
arrangement, and location of structures, parking areas and landscape areas, and the
protection and preservation of resources shall conform to the project description above and
the hearing exhibits and conditions of approval below. The property and any portions
thereof shall be sold, leased or financed in compliance with this project description and the
approved hearing exhibits and conditions of approval hereto. All plans (such as Landscape
Plans) must be submitted for review and approval and shall be implemented as approved
by the City.

PROJECT SPECIFIC CONDITIONS

AESTHETICS

The design, scale and character of the project architecture and landscape shall be
compatible and blend harmoniously with vicinity development and consistent with the
City’s “small beach town” character. As agreed to by the applicant at the Planning
Commission meeting on February 5, 2024, the applicant shall set back the western edge of
the western third floor units (Units 21-24) toward the center of the project by Three (3) feet
while maintaining the interior courtyard dimensions. The applicant further shall study
privacy considerations for the portions of the units facing the interior courtyards. In
addition, as offered and agreed to by the applicant at the City Council meeting on March
26, 2024, the applicant shall reduce the height of the three-story element of the project by
17 inches, resulting in a maximum building height of 34 feet, 2 inches from finished grade.
Plan Requirement and Timing: The applicant shall submit plans for the project for final
review by the Architectural Review Board prior to approval of any Building Permit for
physical development. Monitoring: Community Development Department staff (CDD)
shall review submitted plans, provide direction to the ARB regarding this condition, and
site inspect during the construction phase.

All materials and colors used in construction and all landscape materials shall be as
represented to the City and any deviation will require the express review and approval of
the Community Development Department.
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Any exterior night lighting installed on the project site shall be of low intensity, low glare
design, minimum height, and shall be hooded to direct light downward onto the subject
parcel and prevent spill-over onto adjacent parcels. Plan Requirements: The locations of
all exterior lighting fixtures shall be reviewed and approved by CDD with input from the
ARB. Monitoring: CDD and ARB shall review final plans for compliance with this
measure prior to approval of a building permit for structures. Building Inspector shall
inspect structures upon completion to ensure that exterior lighting fixtures have been
installed consistent with their depiction on the final plans.

Interior building lighting shall be limited outside of business hours to that necessary for
emergency or security purposes. Interior building lighting shall be outfitted with timers,
motion sensors or similar technologies to ensure that the lighting is turned off when not in
use. Plan Requirements and Timing: Specifications for automatic lighting controls and
any interior security/emergency lighting shall be depicted on the plans submitted for
Building Permit review, to be reviewed and approved by CDD prior to Building Permit
Issuance. Monitoring: CDD shall review the construction plans for compliance with this
measure prior to Building Permit issuance and shall inspect the project site prior to
occupancy clearance.

All mechanical equipment including, but not limited to, heating and air conditioning units,
and trash receptacle areas, shall be completely screened from surrounding properties and
shall be either enclosed within a building or parapet, or located in a fenced rear yard area.
Plan Requirements: The locations of all exterior mechanical equipment shall be depicted
on a Roof and/or Mechanical Equipment Plan to be reviewed and approved by CDD with
input from the ARB. Monitoring: CDD and ARB shall review the Roof and/or Mechanical
Equipment Plan for compliance with this measure prior to approval of a Building Permit
for the development. Building Inspector shall inspect structures upon completion to ensure
that mechanical equipment has been installed consistent with the approved Plan.

Final plans shall include the location of all above ground and vaulted appurtenances
including, but not limited to, utility vaults, utility meters, fire backflow prevention systems,
and check valves. The location of such appurtenances shall be approved by CDD and may
be required to be located and/or screened to as to minimize aesthetic impacts.

Owner shall not install any over-the-air reception devices (OTARD), such as satellite
dishes, television or radio antenna or other communication or transmission devices, on the
building, in common areas or on roofs located more than thirty (30) feet above finished
grade. All other OTARD devices located on the building, in common areas, on roofs or on
the property shall include reasonable screening to prevent impacts to surrounding
properties consistent with applicable Federal Communication Commission regulations.

No signage is approved under this Development Plan. Applicants shall develop and submit
for City review and approval, a comprehensive sign program for the development. Plan
Requirements: The sign program shall depict the allowed sign types, materials, sizes and
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locations for signage for all commercial tenant spaces, as well as any proposed
identification signage for the development, and shall be consistent with the City’s sign
regulations as specified in CMC §14.58. Timing: The Sign Program shall be submitted to,
and approved, by the Community Development Department prior to Occupancy Clearance.
CDD may refer the program to the Architectural Review Board for review. Monitoring:
CDD staff shall review all tenant signage applications for consistency with the approved
sign program.

BIOLOGY

10.

1.

The applicant shall implement the recommended tree protection measures outlined in the
arborist report prepared by Bill Spiewak dated August 10, 2023, and listed below, during
demolition/construction activities within the project site. Such measures shall include, but
not be limited to, the following:

a. Fence off all trees from construction at the critical root zone or where practical
with six-foot high chain link or orange construction fence with metal stakes;

b. No activities or storage of construction materials shall be allowed within the
fenced areas unless approved by CDD;

¢. Any root disturbance to any of the protected trees shall be done by hand and the
project arborist alerted;

d. All roots encountered shall be cut cleanly with a sharp saw to allow for new root
regeneration, backfilled immediately or kept moist to prevent drying out and
dying;

e. Any tree affected by the construction process shall be deep-root fertilized to
promote better health and vigor;

f. Compaction of the root zone shall be avoided by spreading three to four inches of
mulch. If necessary, plywood or equivalent shall be placed on top;

g. During hot, dry periods, the foliage may need to be washed with high pressure
water to remove construction dust;

h. Project arborist shall be notified prior to any activities within the critical root
zone;

i. Leave existing hardscape (i.e., asphalt) in place as long as practicable to aid with
the protection of the root system;

J.Utilize caissons and grade beams for any foundation work close to the trees (stay
at least 15 feet from the trunks of the trees); and

k. Final landscaping around trees shall be compatible in water demand to these
specific trees’ needs with minimal trenching for lighting and irrigation.

Plan Requirements/Timing: This condition shall be printed on all final building and
grading plans. Tree protection measures shall be implemented prior to- and during
construction as applicable. Monitoring: CDD shall coordinate with the project arborist
prior to initiation of construction to ensure tree protection measures are in place. CDD
shall spot check in the field to ensure ongoing compliance with this measure.

All ground disturbances and vegetation removal within the 50-foot setback of Franklin
Creek shall be limited to the demolition, grading for site preparation, landscaping and
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12.

13.

storm water improvements depicted on the approved project plans. Plan Requirements:
The 50-foot setback area shall be shown on all grading plans. Timing: Protective fencing
shall be installed along the 50-foot setback prior to any earth movement. Monitoring:
CDD shall perform site inspections throughout all grading and construction activities.

The applicant shall implement a creek buffer restoration plan. The plan shall include, but
not be limited to, the following measures:
a. Landscaping shall be with native and non-invasive plantings only.
b. Only low voltage lighting shall be installed. Lighting shall be directed
away from the creek corridor.

c. Only wildlife permeable fencing shall be installed within the creek buffer
area.

d. Non-native species shall be removed from the creek buffer area.

e. The plantings shall be in place and any non-natives removed prior to

issuance of occupancy clearance.
Plan Requirements: Prior to issuance of a Grading or Building Permit, the applicant shall
submit a creek buffer restoration plan, prepared by a CDD approved biologist, to CDD for
review and approval. Timing: Restoration work shall commence prior to issuance of
occupancy clearance. Monitoring: CDD staff shall site inspect the restoration area.
Maintenance shall be confirmed through site inspections.

To minimize construction impacts, the applicant shall prepare and submit a Construction
Mitigation Plan to Community Development for review and approval. Such plans, which
must be prepared by a City-approved professional biologist, arborist or landscape architect,
shall include, but not be limited to, the following required measures:

Pre-Construction:

a. The limits of the construction area shall be clearly shown on the plans and
fenced or flagged on the construction site. All construction activities shall
stay within these limits;

b. Prior to commencement of construction activities, protective fencing shall
be erected around the outermost limits of the protected zones of native
trees and adjacent to the construction area. Such fencing shall remain in
place until all construction is complete. For the purposes of this project,
the protected zone of a native tree shall extend five feet from the tree
dripline or 15 feet from the trunk of the tree, whichever is greater;

c. No construction, grading, staging or materials storage shall be allowed
within the fenced exclusion areas or within the protected zones of any
onsite or adjacent native trees;

d. Construction activities shall be scheduled to avoid the breeding seasons of
sensitive wildlife species located within 300 feet of the proposed
improvements;

€. Construction Phase Requirements from the City’s Water Quality

Protection Regulations shall be implemented to minimize impacts related
to runoff, erosion and water quality;
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f. The use of herbicides shall be minimized by using manual removal
methods to eliminate undesired vegetation whenever possible.

Post-Construction:

g. Permanent native landscaping shall be provided to developed areas;

h. The planting of any landscape plants listed on the California Exotic Pest
Plant Council’s Lists of Exotic Pest Plants of Greatest Ecological Concern
in California is prohibited in any environmentally sensitive habitat areas
(“ESHA”) or creek setback area;

i. Project applicant and any and all successors shall provide informational
materials to future occupants that ensure protective standards/conditions of
approval are recognized and complied with throughout the life of the
project;

ik Post-Construction Requirements from the City’s Water Quality Protection
Regulations will be implemented to minimize impacts to runoff, erosion,
and water quality;

k. All new fencing shall be wildlife permeable as defined by the following
criteria:

a. Fences shall have a wooden (not wire) rail at the top;

b. Fences shall be less than 40 inches high; and,

c. Fences shall have a space greater than 14 inches between the
ground and the bottom rail.

1. All exterior lighting shall be minimized, restricted to low intensity
features, shielded and directed away from creek ESHA to minimize
impacts to wildlife. Permitted lighting shall conform to the following
standards:

i.  The minimum necessary to light walkways used for entry and exit to
the structure, including parking areas on the site. This lighting shall
be limited to fixtures that do not exceed 60 watts, or the equivalent,
unless a higher wattage is authorized by the Community
Development Director;

ii.  Security lighting attached to the residence that is controlled by motion
detectors and is limited to 60 watts, or the equivalent;

iii.  The minimum lighting necessary for safe vehicular use of the
driveway. The lighting shall be limited to 60 watts, or the equivalent;

iv. A light, not to exceed 60 watts or the equivalent, at the entrance to
any non-residential accessory structures; and,

v.  No lighting around the perimeter of the site, no lighting for sports
courts or other private recreational facilities and no lighting for
aesthetic purposes is allowed.

Plan Requirements and Timing: Prior to issuance of a Grading or Building Permit, the
applicant shall submit a Construction Mitigation Plan, prepared by a CDD approved
biologist, arborist or landscape architect to CDD for review and approval. All requirements
shall be specified on grading and building plans and graphically depicted if feasible.
Protective fencing shall be installed prior to start of grading or construction. Monitoring:
CDD shall site inspect throughout grading and construction activities.
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LANDSCAPE

14.

15.

16.

Prior to the issuance of any Building Permits, the applicant shall post a landscape security
bond of $500.00 and comply with the following requirements:

a. All landscaping and irrigation plans shall be prepared by a State licensed
landscape architect or similar professional as determined appropriate by CDD.

b. The landscaping shall be maintained in good condition for the life of the project.
After landscaping has become established at three years and found to be in good
condition, the security will be released.

Landscaping shall be drought resistant, low water species.
Where feasible, locally adapted native plants shall be required.
Prior to Occupancy Clearance, all landscaping and planting shall be installed; and,

Specimen trees shall be appropriate to the site and shall be maintained in good
condition so as to attain a full and healthy mature appearance.

e Ao

The project landscaping outside of the creek buffer area shall consist of drought-tolerant,
native and/or Mediterranean type species. Landscaping shall be compatible with the
character of the surroundings and the architectural style of the structural development.
Plan Requirements: Prior to issuance of a Grading or Building Permit, the applicant shall
enter into an agreement with the City to install required landscaping and water-conserving
irrigation systems and maintain required landscaping for the life of the project. The
applicant shall also submit the final landscape and irrigation plan to CDD for review and
approval. Timing: Prior to occupancy clearance, landscape and irrigation shall be
installed. Monitoring: Prior to occupancy clearance, CDD shall verify installation and
check maintenance as needed. Release of performance security requires CDD approval.

In compliance with the Water Conservation in Landscaping Act of 2006 (Assembly Bill
1881, Laird) ) as amended by the May 29, 2015 Information Bulletin 2015-03 from the
Department of Housing and Community Development and Chapter 15.90 of the City’s
Municipal Code: Water Efficient Landscaping, a Landscape Documentation Package
containing the following elements shall be prepared by a design professional: PROJECT
INFORMATION; WATER EFFICIENT LANDSCAPE WORKSHEET; SOIL MANAGEMENT REPORT;
LANDSCAPE DESIGN PLAN; IRRIGATION DESIGN PLAN; and GRADING DESIGN PLAN. The
preparation of a Certificate of Completion containing the following elements shall also be
prepared by a design professional: CERTIFICATION OF INSTALLATION (per the approved
plan); FINAL SOILS INFORMATION; IRRIGATION SCHEDULING PARAMETERS; MAINTENANCE
SCHEDULES; and IRRIGATION AUDIT REPORT. Plan Requirements and Timing: Prior to
approval of a Building Permit, the applicant shall submit a Landscape Documentation
Package to the CDD for review and approval. The CDD shall send a copy of the
Documentation Package the Carpinteria Valley Water District. The applicant shall enter
into an agreement with the City to install required landscaping and irrigation and maintain
required landscaping for the life of the project. Subsequent to installation of the approved
Grading, Landscape and Irrigation Plans, the applicant shall submit a Certificate of
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Completion to CDD for review and approval. The Landscape Documentation Package and
Certificate of Completion forms are available at the CDD, and are required to be approved
by the CDD prior to Occupancy Clearance. Monitoring: CDD shall conduct site visits to
ensure installation and maintenance of landscape and irrigation.

CULTURAL RESOURCES

17.

18.

In the event archaeological remains are encountered during grading, work shall be stopped
immediately or redirected until a CDD-qualified archaeologist and Native American
representative are retained by the applicant to evaluate the significance of the find pursuant
to Phase 2 investigations of the City Archaeological Guidelines. If remains are found to be
significant, they shall be subject to a Phase 3 mitigation program consistent with City
Archaeological Guidelines and funded by the applicant. Plan Requirements/Timing:
This condition shall be printed on all building and grading plans. Monitoring: CDD shall
check plans prior to issuance of a Grading or Building Permit and shall spot check in the
field for compliance.

[f human remains are uncovered during ground disturbing activities, the applicant shall
immediately halt work and contact the Santa Barbara County Coroner to evaluate the
remains. CDD shall be contacted immediately after contact or attempted contact with the
County Coroner and all excavation activities on the project site shall cease. If the County
Coroner determines that the remains are Native American, the Native American Heritage
Commission shall be notified and no further excavation activity shall occur on the site until
consultation is complete with the most likely descendant, the Coroner and the CDD staff.
Authorization to resume construction shall only be given by the City after consultation
with the most likely descendent and shall include implementation of all appropriate
measures to protect any possible burial sites or human remains. Plan
Requirements/Timing: This condition shall be printed on all building and grading plans.
Monitoring: CDD shall check plans prior to issuance of a Grading or Building Permit and
shall spot check in the field.

GRADING

19.

Grading and erosion and sediment control plans shall be designed to minimize erosion and
shall include the following:

a. Methods such as geotextile fabrics, erosion control blankets, retention
basins, drainage diversion structures, siltation basins and spot grading
shall be used to reduce erosion and siltation during grading and
construction activities.

b. All entrances/exits to the construction site shall be stabilized (e.g., using
rumble plates, gravel beds or other best available technology) to reduce
transport of sediment offsite. Any sediment or other materials tracked
offsite shall be removed the same day as they are tracked using dry
cleaning methods.
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20.

c. Storm drain inlets shall be protected from sediment-laden waters by the
use of inlet protection devices such as gravel bag barriers, filter fabric
fences, block and gravel filters and excavated inlet sediment traps.

d. Graded areas shall be revegetated within three weeks of grading activities
with deep rooted, native, drought-tolerant species to minimize slope
failure and erosion potential. Geotextile binding fabrics shall be used if
necessary to hold slope soils until vegetation is established.

Plan Requirements: The grading and erosion and sediment control plan shall be
submitted for review and approved by CDD and Public Works (“PW”) prior to issuance of
a Grading Permit. The plan shall be designed to address erosion and sediment control
during all phases of development of the site. The applicant shall notify CDD and PW prior
to commencement of grading. Timing: Components of the grading plan shall be
implemented prior to occupancy clearance. Erosion and sediment control measures shall
be in place throughout grading and development of the site until all disturbed areas are
permanently stabilized. Menitoring: CDD shall inspect revegetation and ensure
compliance with plan. Grading inspector shall monitor installation and maintenance of
erosion control measure throughout all grading and construction activities.

Drainage shall be consistent with approved drainage plans. Plan Requirements: Prior to
issuance of a Grading Permit, a drainage plan shall be submitted to CDD and Public Works
for review and approval. The plan shall include the location(s) of all proposed pipelines,
the entire length of all proposed pipelines, trees located within 15 feet of the pipeline, pipe
diameters, locations where the pipe(s) would surface in the creek and amount of water that
would flow from each pipeline. Timing: The components of the drainage plan shall be
implemented prior to commencement of construction of structures. Monitoring: CDD
shall site inspect during grading.

GEOLOGY

21.

The recommendations outlined in the project specific geotechnical investigation shall be
followed in the construction of the subject project and the applicants shall be required to
have the project engineering geologist onsite to observe all excavations prior to placement
of compacted soil, gravel backfill, or rebar and concrete. Plan Requirements/Timing:
Two copies of the preliminary foundation investigation shall be submitted with the building
plans for building permit plan check. Applicable plan sheets (i.e., grading, foundation, etc.)
shall be in substantial compliance with the recommendations outlined in the soils report.
The project engineering geologist shall be onsite during excavation, recompaction and
foundation preparation work, as applicable. Monitoring: Building Inspector shall review
and approve building plans and shall site inspect during construction, prior to occupancy
clearance.

NOISE
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22.

23.

24.

All noise attenuation measures specified in the Acoustical and Construction Noise Study
prepared by Rincon Consultants, dated August 1, 2023, shall be implemented to ensure that
interior noise levels do not exceed 45 CNEL in habitable rooms. The measures shall
include, but not be limited to, the following noise attenuation features:

a.  Provide mechanical ventilation so that windows may be left closed by
occupants. This can be achieved passively with z-ducts, fresh air ducts or
approved equal.
b.  All exterior walls shall meet a Sound Transmission Class (STC) rating of at least
46.
c.  All windows and sliding glass doors shall be rated STC 26 (assumed to
be standard dual pane windows required per Title 24 energy standards) or
higher.
d.  All entry doors shall be insulated against weather and sound with non-
porous seals. Caulk entry door thresholds as they are placed.
e.  Use permanently non-hardening sealant around perimeter of window frames.
f. Window assemblies shall be constructed with effective non-porous gaskets
or weatherstripping to minimize air infiltration and sound leakage.
g.  Provide airtight construction at all exterior walls with acoustical or other
non-hardening sealant at floor plates.
h.  Use door jamb and head gasketing and door bottom gasketing at entry doors
to seal the solid core doors against weather and sound.
Plan Requirements/Timing: All sound attenuation measures shall be incorporated into the
building plans submitted for building permit plan check. Applicable plan sheets (i.e.,
mechanical, windows and doors, etc.) shall be in substantial compliance with the measures
outlined in the acoustical study. Monitoring: Building Inspector shall review and approve
building plans and shall site inspect during construction, prior to occupancy clearance.

Construction activity shall be limited to the hours between 7:00 a.m. and 5:00 p.m.,
Monday through Friday. No construction shall occur on weekends or State holidays (e.g.,
Thanksgiving, Labor Day). Construction equipment maintenance shall be limited to the
same hours. Non-noise generating construction activities such as interior painting are not
subject to these restrictions. Plan Requirements: A sign stating this restriction shall be
provided to the applicant and posted onsite. Timing: The sign shall be in place prior to the
beginning of and throughout all construction activities. Violations may result in suspension
of permits and/or citations. Monitoring: Building Inspector shall spot check and respond
to complaints.

In addition to the construction hour limitations, all construction noise reduction measures
specified in the Acoustical and Construction Noise Study prepared by Rincon Consultants,
dated August 1, 2023, shall be implemented to limit short-term noise impacts during
construction, including, but not limited to:

a.  Mufflers. During all phases of demolition and construction, all construction
equipment, fixed or mobile, shall be operated with closed engine doors and shall
be equipped with properly operating and maintained mufflers consistent with
manufacturers’ standards.

Conditions of Approval; Resolution No. 6295
4745 Carpinteria Ave Mixed-Use Project, March 26, 2024
Page 11



b.  Stationary Equipment. All stationary construction equipment shall be placed
so that emitted noise is directed away from the nearest sensitive receptors.

c¢. Equipment Staging Areas. Equipment staging shall be located in areas that
will create the greatest distance feasible between construction-related noise
sources and noise-sensitive receptors.

d. Smart Back-up Alarms. Mobile construction equipment shall have smart
back-up alarms that automatically adjust the sound level of the alarm in
response to ambient noise levels. Alternatively, back-up alarms shall be
disabled and replaced with human spotters to ensure safety when mobile
construction equipment is moving in the reverse direction in compliance with
applicable safety laws and regulations.

e.  Electrically- and Hydraulically-Powered Tools and Facilities. Electrical
power shall be used to run air compressors and similar power tools and to
power any temporary structures, such as construction trailers or caretaker
facilities, where feasible. To the extent feasible, hydraulic equipment shall be
used instead of pneumatic impact tools.

f. Noise Disturbance Coordinator. The project applicant shall designate a
“noise disturbance coordinator” responsible for responding to any local
complaints about construction noise. The disturbance coordinator shall
determine the cause of any noise complaint and shall require that reasonable
measures be implemented to correct the problem. A telephone number for the
disturbance coordinator and the City shall be posted at the construction site.

Plan Requirements: A sign stating this restriction shall be provided to the applicant
and posted onsite. Timing: The sign shall be in place prior to the beginning of and
throughout all construction activities. Violations may result in suspension of permits.
Monitoring: Building Inspector shall spot check and respond to complaints.

25. The use of amplified sound equipment in the outdoor courtyard areas and unit deck or
porch areas shall be limited so as to not constitute a public nuisance or violate any
applicable City noise ordinances. Monitoring: CDD shall periodically inspect to ensure
compliance. CDD and/or Sheriff Office deputies shall respond to any filed noise
complaints.

SOLID WASTE

26. The permittee shall develop and implement a Solid Waste Management Program. The
program shall include, but is not limited to, the following measures:

a. Provision of One (1) Four-cubic yard bin for storage of recyclable materials
within the project site.

b. Development of a Source Reduction Plan (SRP) describing the recommended
program(s) and the estimated reduction of solid waste disposed by the project.

c. Implementation of a program to purchase materials that have recycled content for
project construction and/or operation (i.e., plastic lumber, office supplies, etc.).
To ensure compliance, the applicant shall develop an integrated solid waste
management program, including recommended source reduction, recycling,
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composting programs, and/or a combination of such programs, subject to CDD

review and approval.
Plan Requirement: The applicant shall submit a Solid Waste Management Program to
CDD for review and approval prior to issuance of a Building Permit. Timing: Program
components shall be implemented prior to occupancy clearance and throughout the life of
the project. Monitoring: CDD shall site inspect during construction, prior to occupancy,
and after occupancy to ensure solid waste management components are established and
implemented.

27. Sixty-five percent (65%) or more of all construction and demolition debris generated shall
be diverted from the landfill, as mandated by Carpinteria Municipal Code. Demolition
and/or excess construction materials shall be separated onsite for reuse/recycling or proper
disposal (e.g., concrete asphalt). During demolition and grading, separate bins for
recycling of construction materials and brush shall be provided onsite. Plan
Requirements: This requirement shall be printed on demolition plans. Applicant shall
submit a Waste Management Plan (WMP) prior to demolition and provide Public Works
with a completed WMP, including receipts for recycled materials to demonstrate
compliance with the City’s Construction and Demolition Program’s 65% mandatory
diversion rates. Timing: Materials shall be recycled as necessary throughout demolition
and grading activities. Monitoring: Public Works shall review and approve a completed
WMP prior to issuance of a Building Permit.

28. To prevent construction and/or employee trash from blowing offsite, covered receptacles
shall be provided onsite prior to commencement of grading or construction activities.
Waste shall be picked up weekly or more frequently as directed by CDD staff. Plan
Requirements and Timing: Prior to Building Permit issuance, applicant shall designate
and provide to CDD the name and phone number of a contact person to monitor trash/waste
and organize a clean-up crew. Trash control shall occur throughout all grading and
construction activities. Monitoring: CDD shall inspect periodically throughout grading
and construction activities.

AIR QUALITY

29. Dust generated by the development activities shall be kept to a minimum with a goal of
retaining dust on the site by following the dust control measures listed below. During
clearing, grading, earth moving, excavation or transportation of cut or fill materials, water
trucks or sprinkler systems shall be used to prevent dust from leaving the site and to create
a crust after each day’s activities cease.

a. During construction, use water trucks or sprinkler systems to keep all areas of
vehicle movement damp enough to prevent dust from leaving the site. Ata
minimum, this shall include wetting down such areas in the late morning and after
work is completed for the day. Increased watering frequency shall be required
whenever the wind speed exceeds 15 miles per hour. Reclaimed water should be
used whenever possible.

b. Minimize amount of disturbed area and reduce on site vehicle speeds to 15 miles
per hour or less.
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c. If importation, exportation and stockpiling of fill material is involved, soil
stockpiled for more than two days shall be covered, kept moist or treated with soil
binders to prevent dust generation. Trucks transporting fill material to and from
the site shall be tarped form the point of origin.

d. After clearing, grading, earth moving or excavation is completed, treat the
disturbed area by watering, or revegetating, or by spreading soil binders until the
area is paved or otherwise developed so that dust generation will not occur.

Plan Requirements: All requirements shall be shown on the grading and building plans.
Timing: Condition shall be adhered to throughout all grading and construction activities.
Monitoring: CDD shall ensure measures are on plans. Grading and Building Inspectors
shall spot check and ensure compliance onsite. APCD inspectors shall respond to nuisance
complaints.

30. The contractor or builder shall designate a person or persons to monitor the dust control
program and to order increased watering as necessary to prevent transport of dust off-site.
Their duties shall include holiday and weekend periods when work may not be in progress.
Plan Requirements: The name and telephone number of such persons shall be provided to
the APCD and the Community Development Department. Timing: The dust monitor shall
be designated prior to issuance of a Grading or Building Permit. Monitoring: CDD shall
contact the designated monitor as necessary to ensure compliance with dust control
measures.

31. The following Diesel Exhaust Control Measures should be implemented during
construction activities:

a. Diesel construction equipment meeting the California Air Resources Board’s
current emission standards for off-road heavy-duty diesel engines shall be used.

The engine size of construction equipment shall be the minimum practical size.

c. The number of construction equipment operation simultaneously shall be
minimized through efficient management practices to ensure that the smallest
practical number is operating at any one time.

d. Construction equipment shall be maintained in tune per the manufacturer’s
specifications.

e. Construction equipment operating onsite shall be equipped with two-to-four-
degree engine timing retard or pre-combustion chamber engines.

f.  Catalytic converters shall be installed on gasoline-powered equipment, if feasible.

Catalytic converters, diesel oxidation catalysts and diesel particulate filters as
certified and/or verified by EPA or California shall be installed on equipment
operating onsite.

h. Diesel powered equipment should be replaced by electric equipment whenever
feasible.

i.  State law requires that idling of heavy-duty diesel trucks during loading and
unloading shall be limited to five minutes; auxiliary power units should be used
whenever possible.
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Plan Requirements: All requirements shall be shown on grading and building plans.
Timing: Condition shall be adhered to throughout all grading and construction activities.
Monitoring: CDD shall ensure measures are on plans. Grading and Building Inspectors
shall spot check and ensure compliance onsite. APCD shall respond to complaints, as
applicable.

WATER QUALITY

32.

33.

Construction materials and waste such as paint, mortar, concrete slurry, fuels, etc. shall be
stored, handled, and disposed of in a manner which minimizes the potential for storm water
contamination. Plan Requirements and Timing: Bulk storage locations for construction
materials and any measures proposed to contain the materials shall be shown on the plans
submitted to the Community Development Department for review prior to issuance of a
Building Permit. Monitoring: CDD staff shall site inspect prior to the commencement
and as needed during all grading and construction activities.

During construction, washing of concrete trucks, paint, equipment or similar activities shall
occur only in areas where polluted water and materials can be contained for subsequent
removal from the site. Wash water shall not be discharged to the storm drains, street,
drainage ditches, creeks or wetlands. The location of the washout area shall be clearly
noted at the construction site with signs. Plan Requirements: The applicant shall
designate a washout area, acceptable to CDD, and this area shall be shown on the
construction and/or grading and building plans. Timing: The wash off area shall be
designated on all plans prior to issuance of a Grading or Building Permit. The washout
area shall be in place and maintained throughout construction. Menitoring: CDD shall
check plans prior to issuance of a Grading or Building Permit and staff shall site inspect
throughout the construction period to ensure proper use and maintenance of the washout
area.

STORM WATER

34.

The project shall provide for onsite retention of storm water runoff, infiltration, and
recharge where feasible. Feasibility shall be determined by CDD and Public Works.
Retention basin(s) shall be maintained for the life of the project by the landowner.
Recharge systems shall be developed in conjunction with Public Works and CDD. Plan
Requirements: A drainage plan showing the location and design of the retention basins
shall be submitted to CDD and Public Works for review and approval. Long term
maintenance requirements shall be specified in a maintenance program submitted by the
landowner. Timing: Retention and/or recharge basins shall be installed (landscaped and
irrigated subject to CDD and Public Works approval) prior to occupancy clearance.
Monitoring: CDD shall site inspect for installation and maintenance of landscaping.
Public Works approval is required on final grading/drainage plans, and CDD approval is
required for release of the performance security.

Conditions of Approval; Resolution No. 6295
4745 Carpinteria Ave Mixed-Use Project, March 26, 2024
Page 15



35.

The applicant shall follow the County of Santa Barbara Stormwater Technical Guide to
implement Post-Construction Runoff Control Measures (PCRs) to effectively prevent the
entry of pollutants from the project site into the storm drain system during and after
development. Plan Requirements: The applicant shall implement a Storm Water Control
Plan (SWCP) that includes the following elements: identification of potential pollutant
sources that may affect the quality of the storm water discharges; the proposed design and
placement of structural and non-structural PCRs to address identified pollutants; a proposed
Operation and Maintenance Plan; a method for ensuring maintenance of all PCRs over the
life of the project; and certification by a licensed civil engineer, architect, or landscape
architect. The approved measures shall be shown on all building plans. Timing: Prior to
issuance of a Grading or Building Permit, the SWCP shall be submitted to Public Works.
All measures specified in the plan shall be constructed and operational prior to occupancy
clearance. The terms of the Operation and Maintenance Plan shall be followed to maintain
facilities. Monitoring: Public Works shall site inspect prior to occupancy clearance to
ensure measures are constructed in accordance with the approved plan and periodically
thereafter to ensure proper maintenance.

UTILITIES

36.

This Development Plan and Coastal Development Permit does not constitute approval for
the installation of new and/or repair of existing underground utilities. All modifications to,
or installations of new utilities shall be under separate permit(s) from the appropriate utility
providers and the Public Works Department for any work within the public right-of-way.
Utility provider permission for excavation shall precede issuance of any permits for
construction within the public right-of-way.

HOUSING

37.

The applicant shall provide Three (3) income restricted dwelling units (16.67% of project
units). Specifically, as offered and agreed to by the applicant, the project would set aside
one unit for households that fall within the very low-income level (30% to 50% of the arca
median income (“AMI™)), and two units for households that fall within the low-income
level (50% to 80% of the area median income (“AMI”)) consistent with the provisions of
Government Code §§ 65915-65918 (Density Bonus Law). Requirements and Timing:
Prior to issuance of the building permit, the applicant shall execute and record an
Affordable Housing Regulatory Agreement (Agreement), which shall include a Restrictive
Covenant (Covenant). The Agreement and Covenant shall be based on the City’s model
documents and subject to the review and approval of CDD and the City Attorney. As
agreed to by the applicant at the Planning Commission meeting on February 5, 2024, the
units shall remain affordable for a period of 99 years, beginning upon date of issuance of
the occupancy clearance for said units. The running of the covenant shall toll during any
period of violation.

The Agreement shall include, but not be limited to, the following information about the
project:
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a. The total number of units approved for the housing development, including the
number of affordable dwelling units and manager’s unit;

b. A description of the household income group to be accommodated by the housing
development and the standards and methodology for determining the
corresponding affordable rent or affordable sales price and housing cost consistent
with California Department of Housing and Community Development and
Housing and Urban Development guidelines;

c. The marketing plan for the affordable units;

b. The location, unit sizes (square feet) and number of bedrooms of the affordable
dwelling units;

c. Tenure of the use restrictions for affordable dwelling units for a period of 99
years;

d. A schedule for completion and occupancy of the affordable dwelling units;

e. A description of the additional incentives and concessions being provided by the
City;

f. A description of the remedies for breach of the agreement by the owners,
developers and/or successors in interest of the project;

g. Other provisions to ensure successful implementation and compliance with the
City’s Density Bonus ordinance, Government Code §§ 65915-65918 (Density
Bonus Law), and California Department of Housing and Community
Development and Housing and Urban Development guidelines; and

h. Other provisions to ensure compliance with applicable local, state, and federal
tenant protection regulations.

In addition, the Agreement shall provide for the following conditions governing the use of
affordable dwelling units during the applicable restriction period:

a. The rules and procedures for qualifying tenants, establishing affordable rent,
filling vacancies and maintaining the affordable dwelling units for qualified
tenants;

b. Provisions requiring owners to annually verify tenant incomes and maintain books
and records to demonstrate compliance.

c. Provisions requiring owners to submit an annual report to the City, which
includes the name, address and income of each person occupying the affordable
dwelling unit and which identifies the bedroom size and monthly rent or cost of
each unit; and

d. The applicable use restriction period shall comply with the time limits for
continued availability as specified above.

38. Owner shall provide direct connections to high-speed internet service, including wireless
access (e.g., Wi-Fi), to each residential unit and all residential tenants at no charge. The
City acknowledges that Owner does not operate a high-speed internet service and thus is
not responsible to configure a tenant’s personal computer or other similar devices and
temporary internet services outages may occur outside the control of the Owner. Owner
may require residential tenants to comply with reasonable restrictions on the use of the
internet service consistent with applicable federal, state and local laws and regulations.
Tenants shall have the right to alternative internet service at the tenant’s own expense.
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39. Owner shall designate at least One (1) on-site manager that resides in the project consistent
with applicable California Department of Housing and Community Development and
Housing and Urban Development guidelines.

40. None of the dwelling units shall be operated as short-term vacation rentals or otherwise
leased for a period of less than 30 days.

PARK

41.

ING

A minimum of 53 parking spaces (45 standard spaces and 8 “compact” spaces) shall be
maintained onsite for the life of the project. Parking spaces shall remain available for the
use of residents and customers only. In addition, bicycle parking for a minimum of 12
bicycles shall be provided onsite and maintained for the life of the project. Additional
bicycle parking shall be provided in the public right-of-way in a manner generally
consistent with that depicted on the approved site, civil, and landscape plans, subject to
final approval of the design and layout by the Public Works Department. Plan
Requirements: Parking spaces and bicycle racks shall be shown on the plans submitted
for Building Permit and Engineering Permit review. Timing: Parking spaces shall be
striped and maintained (as needed) and bicycle racks installed prior to Final Occupancy
clearance. Monitoring: CDD and PW shall periodically inspect the site for ongoing
compliance.

The applicant shall develop and implement a Construction Parking, Staging and Traffic
Management Plan. The purpose of the Plan is to minimize parking and traffic impacts to
the surrounding residential neighborhood during construction of the project. The plan
shall include, but is not limited to, the following measures:

a. Development of a construction vehicle parking plan depicting the location of on-
site construction vehicle parking. If all construction vehicle parking on-site is not
feasible throughout the construction phase, the applicant shall implement a
construction employee shuttle program documenting the location of offsite
construction employee parking and shuttle schedule.

b. Development of a construction equipment, material staging and storage plan
confirming that all construction equipment and materials will be located on-site
and not within any City right-of-way. _

c. Development of a construction traffic management plan accounting for the
temporary location and movement of construction delivery trucks, large
equipment, cranes, and similar construction related activities.

Plan Requirement: The applicant shall submit a Construction Parking, Staging and
Traffic Management Plan to CDD and Public Works for review and approval prior to
issuance of a Building Permit. Timing: Program components shall be implemented prior
to issuance of a Building Permit. Monitoring: CDD shall site inspect during construction
to ensure compliance with all aspects of the Plan.

DEVELOPMENT PLAN CONDITIONS
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42,

43.

44,

45.

46.

47.

Approval of the Development Plan and Coastal Development Permit shall expire two (2)
years after approval by the City Council unless prior to the expiration date, substantial
physical construction has been completed on the development or a time extension has been
applied for by the applicant. The decision-maker with jurisdiction over the project may,
upon good cause shown, grant a time extension.

[f the applicant requests a time extension for this permit, the permit may be revised to
include updated language to standard conditions and/or mitigation measures and additional
conditions and/or mitigation measures which reflect changed circumstances or additional
identified project impacts. Mitigation fees shall be those in effect at the time of issuance of
a Building Permit.

No permits for development shall be issued except in conformance with the approved
Development Plan and Coastal Development Permit. The size, shape, arrangement, use and
location of buildings, walkways, parking areas and landscaped areas shall be developed in
conformity with the approved Development Plan marked Attachment A, Exhibit 2, dated
March 26, 2024, and with the agreed upon modification to increase the setback the western
edge of the western third floor units (Units 21-24) toward the center of the project by Three
(3) feet while maintaining the interior courtyard dimensions during the February 5, 2024
Planning Commission meeting. In addition, as offered and agreed to by the applicant at the
City Council meeting on March 26, 2024, the applicant shall reduce the height of the three-
story element by 17 inches, resulting in a maximum building height of 34 feet, 2 inches
from finished grade. Substantial conformity shall be determined by the Community
Development Department Director.

On the date a subsequent Development Plan is approved for this site, any previously
approved but unbuilt plans shall become null and void.

To allow time for the utility companies to locate and mark their facilities for the contractor,
the applicant shall telephone Underground Service Alert (USA) toll free at 1-800-227-2600
a minimum of 48 hours prior to the start of construction. For best response, provide as
much notice as possible, up to 10 working days.

Existing and proposed easements for all utilities shall be located and described on the
engineering plans or the architectural drawings prior to issuance of building permits.

CITY RULES & REGULATIONS/LEGAL REQUIREMENTS

48.

Future commercial uses of all tenant spaces shall be consistent with project zoning,
including, but not limited to, the base zone district requirements and any applicable overlay
districts, including Visitor-serving Commercial allowed uses. Approval of a Building
Permit for all future tenant improvements within the commercial spaces is required. In
addition, issuance of a Carpinteria Business License and Occupancy Clearance shall be
obtained for all future tenants to confirm respective uses are consistent with allowed uses
under zoning prior to initiating business. Individual uses may be conditioned for hours of
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49.

50.

S1.

52.

53.

54.

35.

operation, noise, or similar measures, as needed, to address potential nuisance issues and
land use compatibility.

No provision of alcohol service, live entertainment or dancing are permitted as part of this
approval. Should the applicant or any future tenant(s) choose to provide any of these
services or activities, the proper licenses and approvals must first be obtained from the
City. Plan Requirements/Timing: Prior to initiating alcohol service, live entertainment
or dancing, applicant and/or tenant shall apply to the City (and/or respective State agency)
for all necessary licenses and approvals. Monitoring: CDD staff shall ensure all
necessary licenses/permits are obtained prior to initiating any of the enumerated ancillary
uses.

All future food and beverage tenants shall comply with the City’s ban on food dispenser
containers made entirely or in part from non-recyclable plastic (including but not limited to
expanded polystyrene (eps) containers), including the annual self-reporting requirements as
outlined in CMC §8.50, and the City’s ban on single use plastic and paper bags as outlined
in CMC §8.51.

Before using any land or structure, or commencing any work pertaining to the erection,
moving, alteration, enlarging, or rebuilding of any building, structure, or improvement, the
applicant shall obtain a Building Permit. These Permits are required by ordinance and are
necessary to ensure implementation of the conditions required by the City Council. Before
any Permits will be issued by the Community Development Department, the applicant must
obtain written clearance from all departments having conditions; such clearance shall
indicate that the applicant has satisfied all pre-construction conditions. A form for such
clearance is available from Community Development.

All Conditions of Approval and mitigation measures shall be printed in their entirety on
applicable pages of construction or building plans submitted to CDD. The approved set of
plans shall be retained at the construction site for review by the Building Inspector during
the course of construction.

Prior to issuance of a Building Permit, the applicant shall provide a signed copy of the
Conditions or Approval on a form acceptable to Community Development. Such form may
be obtained from the CDD office.

Prior to issuance of a Building Permit, the applicant shall pay all applicable CDD permit
processing fees in full. Any outstanding plan check or inspection fees incurred during
construction shall be paid in full prior to occupancy clearance.

The applicant shall pay the statutory school fees in effect at the time of issuance of
Building Permits to the Carpinteria Unified School District. Plan Requirements and
Timing: The applicant shall submit final square footage calculations and the required fee
payment to the School District prior to issuance of Building Permits. Monitoring: CDD
shall ensure payment is made prior to issuance of a Building Permit.

Conditions of Approval; Resolution No. 6295
4745 Carpinteria Ave Mixed-Use Project, March 26, 2024
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56.

57.

58.

59.

60.

61.

62.

63.

64.

65.

In accordance with Chapter 15.80 of the Carpinteria Municipal Code, the applicant shall
pay Development Impact Fees to the City prior to Building Permit issuance. The amount of
the fees will be determined at the time permits are issued.

Any change of use in the proposed buildings or structures shall be subject to environmental
analysis and appropriate review by the City, including Building Code compliance.

The conditions of this approval supersede all conflicting notations, specifications,
dimensions, and the like which may be shown on submitted plans.

Any and all damage or injury to public property resulting from this development, including
without limitation, City streets, shall be corrected or result in being repaired and restored to
its original or better condition.

All requirements of the City (including but not limited to public improvements as defined
in the City Municipal Code (CMC), Section 15.16.110) and any other applicable
requirements of any law or agency of the State and/or any government entity or District
shall be met.

The standards defined within the City's adopted model Building Codes (UBC; NEC; UMC;
UFC; UPC; UHC) relative to the building and occupancy shall apply to this project.

Any minor changes may be approved by the City Manager and/or Community
Development Director. Any major changes will require the filing of a modification
application to be considered by the City Council.

No building permits shall be issued for this project prior to meeting all required terms and
conditions listed herein. When not specified herein, all conditions shall be satisfied prior to
issuance of a building permit or prior to occupancy when allowed by the Community
Development Director.

If, at any time, the City determines that there has been, or may be, a violation of the
findings or conditions of this Development Plan and Coastal Development Plan, or of the
Municipal Code regulations, a public hearing may be held before the City Council to
review this permit. At said hearing, the City Council may add additional conditions, or
recommend enforcement actions, or revoke the permit entirely, as necessary to ensure
compliance with the Municipal Code, and to provide for the health, safety, and general
welfare of the City. The applicant shall reimburse the City for all costs associated with
gaining compliance with the original conditions of approval.

In the event that any Condition of Approval imposing a fee, exaction, dedication or other
mitigation measure is challenged by Applicant/Owner/Permittee in an action filed in a
court of law or threatened to be filed therein which action is brought within the time period
provided by law, this approval shall be suspended pending dismissal of such action, the
expiration of the limitation period applicable to such action, or final resolution of such

Conditions of Approval; Resolution No. 6295
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66.

67.

action. If any Condition of Approval is invalidated by a court of law, the entire project
shall be reviewed by the City and substitute Conditions of Approval may be imposed.

The owner/applicant (“Owner”) hereby agrees to defend, indemnify and hold harmless the
City, its officers, employees, agents, consultants and independent contractors (“City's
Agents”) from any claim, action or proceeding (“Claims”) against the City and the City's
Agents to attack, review, set aside, void or annul, in whole or in part, the City's approval of
the Development Plan and Coastal Development Permit (the “Project”), or any condition
attached thereto, or any proceedings, acts or determinations taken, done or made prior to
the approval that were part of the approval process. Owner further agrees to indemnify and
hold harmless the City and the City's Agents from any award of attorneys' fees or court
costs made in connection with any Claim. Owner further agrees to pay any and all City
costs, permits, attorneys’ fees, engineering fees, license fees and taxes arising out of or
concerning the Project, whether incurred prior to or subsequent to the date of approval and
that the City’s costs shall be reimbursed prior to this approval becoming valid. These
commitments of defense and indemnification are material conditions of the approval of the
Project. Nothing contained in this condition shall prevent the City or the City's Agents
from independently defending any Claim. If the City or the City's Agents decide to
independently defend a Claim, the City and the City’s Agents shall bear their own
attorneys’ fees, expenses and costs of that independent defense.

Written authorization to proceed and consent to conditions of approval by the legal owner
of the property shall be provided to the City prior to building permit issuance.

SPECIAL DISTRICT CONDITION LETTERS

68.

Compliance with the attached Departmental and District letters is required as follows:
a. Carpinteria Sanitary District, dated May 3, 2023.

b. City of Carpinteria Public Works Department, dated November 27, 2023.

c. Carpinteria Valley Water District Intent to Serve Letter, dated November 10, 2023.
d. Carpinteria Valley Water District Condition Letter, dated November 10, 2023.

e. Carpinteria-Summerland Fire Protection District, dated July 29, 2023.

Conditions of Approval; Resolution No. 6295
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Approved by the City Council on March 26, 2024.

I HAVE READ AND UNDERSTOOD, AND [ WILL COMPLY
WITH ALL ABOVE STATED CONDITIONS OF THIS PERMIT.

Applicant/Property Owner Date

Conditions of Approval; Resolution No. 6295
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Attachment E

Plans Considered at the March 26, 2024
City Council Appeal Hearing (Superseded)

4745 Carpinteria Avenue Mixed Use Development
Project 23-2221-DP/CDP/ARB
Final ARB Review
August 15, 2024
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CITY OF CARPINTERIA iR ) F || ARCHITECTURAL REVIEW BOARD
5775 Carpinteria Avenue =0 Wo J

Meeting Date July 11, 2024
Carpinteria California 93013
ACTION MINUTES

The meetihg was called to order at 5:32 p.m. by Vice Chair Blakemore

ROLL CALL

Boardmembers present: Amy Blakemore, Vice Chair
Richard Johnson
Richard Little

Patrick O’Connor
Boardmembers absent: Brad Stein, Chair

' OTHERS PRESENT: Approximately 8 members of the public were in attendance.

' PUBLIC COMMENT: None
' PROJECT REVIEW

1)  Project: Bono Duplex Addition & Remodel, Project 23-2237-CUP/CDP/ARB
Address: 4818 Dorrance Way
Applicant: Dylan Chappell, architect, for John Howard
Planner: Syndi Souter

Request of Dylan Chappell, architect for Brandon Bono, to consider Project 23-2237-
CUP/CDP/ARB for final review of a proposal to construct a new 371 square-foot second-story
addition to the existing 1,781 square-foot single-story duplex and to convert the existing 354
square-foot carport into a two-car garage. The resultant duplex would be 1,798 square feet in size
with an attached 354 square-foot two-car garage, for a total size of 2,152 square feet. The
maximum height of the duplex would be 21.5 feet above existing grade. The property is a 4,400
square-foot parcel zoned Planned Residential Development (PRD-20), and shown as APN 003-
435-006, addressed as 4788 and 4792 Dorrance Way.

Ex Parte Communications Disclosure: None

Staff Comments:
Syndi Souter provided a presentation and described the updates to the project in response to the
ARB’s preliminary review comments, including: studying the addition of plantings along the
Dorrance Way and Holly Avenue frontages, and studying the addition of vines, planter pockets, or
potted plants along the northern property line fence. She noted the required items needed for final
approval including the proposed colors, materials, exterior lighting, architectural details, and final
landscape, fencing, and hardscape details. Syndi concluded her presentation by requesting the Board’s
comments on:

e Architectural style and detailing;
Compatibility with the neighborhood and the “small beach town” character;
Views from street frontages, including the proposed garage doors;
Proposed exterior light fixture and “night-sky” compliance; and
Fencing, landscaping, and hardscape improvements.
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Applicant Comments:
George Manuras, agent for the property owner, commented that the biggest issue to address was the
landscaping along the street frontages to address the ARB’s preliminary review comments while still
keeping space for parking along the street. He indicated that the design team studied the options to add
planter space at the rear, but with only 4 feet to work with, it was just too tight to add plantings.

Public Comments: None

Boardmember Discussion:

Boardmember O’Connor commented that he missed the previous ARB meeting but did attend the
Planning Commission meeting for the project, so he is familiar with the project. His only concern is
that having the enclosed garage between the units can be a safety issue even with the one-hour fire
rated walls between the units and the garage, and recommends the garage have CO2 protection as
well.

Boardmember Little commented that he likes the architectural style and encouraged the applicant to
get started with construction.

Boardmember Johnson still thinks there should be vertical landscaping on the north side, but had no
new comments.

Vice Chair Blakemore appreciated the addition of the jasmine vine plantings along the fencing, and
understands the restrictions with adding planting on the north side considering the tight space and lack
of sunlight.

ACTION: Motion by Vice Chair Blakemore, seconded by Boardmember O’Connor, to recommend
final approval as submitted.

VOTE: 4-0

2) Project: Pfaff New Residence, Project 23-2209-ARB/CDP
Address: 5559 Calle Arena
Applicant: Jon Starr, designer, for Mark and Megan Pfaff
Planner: Syndi Souter

Request of Jon Starr, designer, for Mark and Megan Pfaff, to consider Project 23-2209-
ARB/CDP for continued preliminary review of a proposal for a new 2,631 square-foot two-story
single-family residence with an attached 401 square-foot two-car garage on a vacant lot, for a
total size of 3,032 square feet. The height would reach a maximum of 20.7-feet above finished
grade. The proposal also includes new landscaping, hardscape, fencing, and walls. The property
is a 7,583 square foot parcel zoned Single Family Residential (6-R-1) and shown as APN 003-
382-012, addressed as 5559 Calle Arena.

Ex Parte Communications Disclosure: None
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Staff Comments:
Syndi Souter provided a presentation and described the updates to the project in response to the
ARB’s preliminary review comments, including: overall lowering of project height from 25 ft to 20.7
ft, plate height reductions, finish floor reduction, lowered roof pitch, front entry redesign, the addition
of hedges to both sides of property, gravel cut outs for olive tree plantings, and the addition of an
outdoor lighting plan. Syndi noted that the up lights included in the staff report plans have been
removed and provided an updated lighting plan sheet to the ARB members. Syndi noted that staff still
has concerns about the “lantern effect” that may result from light spillover onto adjacent properties
considering the extent of glazing proposed. Syndi concluded her presentation by requesting the
Board’s comments on:

Revised height and massing of the proposed residence;

Second story prominence, placement, and design;

Windows sizes and locations;

Night lighting and proposed lighting plan;

Architectural style and materials; and

Neighborhood compatibility

e © o & o o

Applicant Comments:

Mark Pfaff, owner, addressed the Board. He commented that the overall changes were intended to
address as many of the ARB’s comments as possible while keeping the second story in the same
location. He indicated that he tried to minimize the impact of the second story from a width standpoint
so neighbors have as much of a view over the property as possible. He noted that the front (north)
windows are just as important as the rear considering the available mountain views. He further related
that the house will be his primary residence.

George Manuras, agent for the property owner, commented that the reason for the glazing at the rear is
because of the beautiful ocean view and reminded the Board that landscaping will help minimize the
impact of the windows. He further related that the second story element is the primary bedroom and
therefore will not have lights on all the time as opposed to the first floor living areas.

Public:Comments:
Mark DiRado, the owner of 5560 Calle Arena across the street, commented that he “100% supports”
the project, and wished the applicant luck with the project.

An electronic comment letter was received from Steve McMahon, who resides at 5591 Canalino
Drive. Mr. McMahon expressed his opposition to the project on several levels, including: that the
project looks similar to the 5567 Calle Arena project that was highly disputed and is rarely used; that
the project looks like something from Manhattan Beach and shares no commonality with the existing
neighborhood; that the large windows will spill light out to the street and the campground; and that
given the RHNA mandates from the State, he would be more supportive if the project was a one-story
design and used as a full time residence.

Boardmember Discussion:

Boardmember Johnson commented that he likes the way the project presents to the street and is nicely
modulated. He expressed concern with the dark (black) color of the walls and indicated a dark gray
would be better, even though it has wood siding, and the project does not present itself as residential.
He expressed similar concerns that the windows look more commercial than residential in scale, and is
not sure the window frames can be so small considering the structural requirements. He supports the
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roof material and stone siding material, but commented that there could be more variety on the side
elevations considering the length of the structure to provide more variety, and also on the second story
so that it doesn’t look like “stacked” repeated modules/containers. On a similar note, he commented
that the lower roof could be changed over the recessed area on the east elevation to a gable to break up
the length of that elevation. He added that the south elevation roof overhang could be extended on the
first floor to break up mass and create a shadow line.

Boardmember Little appreciated the reduction in height and elimination of the uplighting. He also
thought the change to a permeable entry walkway and driveway were a good idea. However, he still
doesn’t like the idea of the offset second story. He further commented that the front windows are still
too large and contemporary in style, and agreed with Boardmember Johnson that the siding color is
too dark and that a gray color would fit the neighborhood better. He expressed concern with the
covered patio element at the rear of the project because it may create noise impacts for the neighbor by
being roofed and more light would be available for the patio use if unroofed. Boardmember Little
concluded his comments by advising the owner that with all the proposed windows, the interior of the
house will be “on display” to neighbors and passing trains.

Boardmember O’Connor began his comments by stating that the major issue related to height has been
addressed in addition to the changes that add animation, but agreed with the other Boardmembers that
the color is too dark. He asked for clarification on the window sill height of the front windows, which
the project architect confirmed is 42 inches. Boardmember O’Connor commented that “the elephant in
the room” is the CC&Rs and Concha Loma Design Guidelines with respect to second story residences.
He related that the CC&Rs exist and that while the City permit process may not be the forum to
address enforcement of the CC&Rs, there are mechanisms for interested neighbors to pursue
enforcement as a civil matter. Finally, Boardmember O’Connor noted that Concha Loma Design
Guideline 9 is the important guideline to consider when reviewing this project.

Vice Chair Blakemore agreed with the comments from Boardmember Johnson and Little regarding the
amount of glazing still being a concern both with respect to privacy and light spillover, but that the
changes to the front windows help with neighborhood compatibility. She commented that the one
olive tree in the rear is not sufficient to help with light spillover and privacy. Additionally, she
commented that taller ground plantings rather than just the proposed grasses at the rear could help
“ground” the structure and prevent the appearance of the windows “floating” above the land. She
further commented that the bollard lights appear too commercial and another more residential option
would be preferred, and that the planting strips along the side of the garage could be eliminated since
the space between the garage and property line is so tight. Vice Chair Blakemore concluded her
comments by indicating that the second story still feels like it just “sits on top” rather than being
integrated, that the materials are nice but the wood color is too dark, the site design is nice, and that
while the overall project is looking good, she encouraged the applicant to lean more residential and
pull up the landscaping a bit more.

ACTION: Motion by Boardmember Johnson, seconded by Boardmember Little, to recommend
preliminary approval with comments attached to Director.

VOTE: 3-1 (O’Connor opposed)
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3) Project: Johnson Garage, Project 24-2285-CDP/ARB
Address: 4975 Sawyer Avenue
Applicant: Briana Rios, Sherry & Associates, Architects
Planner: Brian Banks

Request of Briana Rios, Sherry & Associates, for Aaron Johnson, to consider Project 24-2285-
CDP/ARB for preliminary and final review of a request to demolish all unpermitted accessory
structures and to construct a new 471 square-foot two-car garage and 64 square foot spa. The
existing driveway and landscaping are proposed to remain. The maximum building height would
reach 13 feet-3 inches. The property is a 6,970 square foot parcel zoned Planned Residential
Development (PRD-20) and shown as APN 003-153-017, addressed as 4975 Sawyer Avenue.

Ex Parte Communications Disclosure; None

Staff Comments:

Brian Banks provided a presentation and described the proposed project and background related to the
unpermitted structures and proposal to remedy to existing violations as part of the project. Brian
provided an analysis of the relevant municipal code regulations related to the garage location relative
to the rear setback, key lot accessory structure setback, allowances for accessory structures within the
rear setback and overall compliance of the proposed garage with City regulations and design
guidelines. Apart from the proposed garage, Brian highlighted code issues related to the existing
fencing, hedge height and corner vision clearance requirements, and the allowed number of driveways
for corner lots. He concluded his presentation by requesting the Board’s comments on:

Proposed garage architectural style;
e Architectural Details and Colors;
Street frontage design including fence, gates and hedge location/height;
Reduction of driveways from three to two; and
Compatibility with the neighborhood and “small beach town” character.

Applicant Comments:

Brian Rios, designer and agent for the owner, addressed the Board and related that the owner
understands the issues related to safety regarding the hedge height and requested that the ARB
consider the privacy benefits of the hedge and to allow the hedge to be as tall as possible outside of the
vision clearance area and at a minimum, allow the hedge to reach 42 inches. She further requested that
the Board consider allowing the existing gate at the middle of the property to remain to allow the
owner to have access for maintenance of the property and spa.

Public Comments: None

Boardmember Discussion:

Boardmember O’Connor commented that the hedge at the corner vision clearance area could be pulled
back closer to the residence to meet the vision clearance requirement and still provide some privacy
considering the busy intersection and proximity to the street. Boardmember O’Connor also
commented that this project presents a good opportunity to remove the overhead power line.
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Vice Chair Blakemore commented that there still could be a hedge or other landscape plantings at the
corner of the residence that would meet the vision clearance requirement and provide privacy, and that
a hedge of 5 - 6 feet along the property, outside of the vision clearance area at the corner, is
appropriate for this property. She concluded her comments by indicating that the proposed garage
design is fine and that the middle gate should be removed.

Boardmember Johnson commented that there are no issues with the proposed garage and rear
driveway. He concluded his comments by indicating that the middle gate is not needed and the fence
should be 42” in height where required for safety.

Boardmember Little commented that he is not opposed to a higher hedge on Linden Avenue outside of
the vision triangle for privacy and that the middle gate be removed or reduced in width for pedestrian
use.

ACTION: Motion by Boardmember Johnson, seconded by Boardmember O’Connor, to recommend
preliminary and final approval to Director with comments that the fence be 42 inches, the middle
vehicle gate be removed, and 5-6 ft hedge height where allowed outside of vision clearance triangle.

VOTE: 4-0

OTHER BUSINESS: Staff announced that the July 25, 2024 ARB meeting is cancelled, and the next
meeting will be August 15, 2024.

CONSENT CALENDAR:
4) Action Minutes of the Architectural Review Board Meeting of May 30, 2024.

ACTION: Motion by Vice Chair Blakemore, seconded by Boardmember O’Connor, to approve the
minutes as presented.

VOTE: 4-0
MATTERS REFERRED BY THE PLANNING COMMISSION/CITY COUNCIL: None
MATTERS PRESENTED BY BOARDMEMBERS/STAFF:

Villas of Carpinteria, 1250-1272 Cravens Lane - Paint Colors: The Villas of Carpinteria HOA
requests review of new paint colors for the condominium complex. The colors were chosen based on
the “Santa Barbara Colors” as approved by the City of Santa Barbara’s Historic Landmark
Commission to mimic the Spanish Revival style of the complex. Colors will be:

Buildings: 50% Anacapa White Biltmore (AS 9500); Raised Stucco: Nomadic Desert (SW 6107);
Fascia/Gutters: Muddled Basil (SW 7745); Trellis/Pergola/Beams: Library Pewter (SW 0038); Deck
Railings/Window Railings/ Pool Fence/Mailboxes/Light Poles: Sealskin (SW 7675); Deck French
Doors: Pure White (WS 7005); and Garage Doors: Reflective White (SW 7757).

The ARB provided the following comments:
e Paint colors acceptable as presented
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e Better to leave garage doors and light fixtures as finished from manufacturer rather than try to
paint.

Sunburst Wines. 5080 Carpinteria Ave - Private Parklet (Project 24-2297-DPR/CDP). The project
would replace the existing temporary outdoor decomposed granite patio seating area allowed during
the COVID-19 Emergency with a permanent brick paver patio surface, 42” fence/railing matching the
existing deck fence/railing, and landscape boarder plantings matching the existing landscape palette.

The ARB provided the following comments:

e Call out location of Bay Laurel and increase size to 15 gal. instead of 5 gal. if proposed in
parklet area landscaping.

e Acceptable as presented with above plant size comment.

ADJOURNMENT

Vice-Chair Blakemore adjourned the meeting at 7:42p.m. to the next scheduled meeting to be
held at 5:30 pm on Thursday, August 15, 2024. All Boardmembers present indicated they
expect to be in attendance. '

Chair, Architectural Review Board

ATTEST:

Secretary, Architectural Review Board
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