ITEM NO. 2 |

STAFF REPORT CITY OF OCEANSIDE
DATE: October 15, 2014

TO: Chairperson and Members of the Community Development Commission
FROM: Development Services Department

SUBJECT: ADOPTION OF RESOLUTIONS CERTIFYING A FINAL ENVIRONMENTAL
IMPACT REPORT, APPROVING TENTATIVE MAP, DEVELOPMENT
PLAN, REGULAR COASTAL PERMIT, VARIANCE AND CONDITIONAL
USE PERMITS FOR THE CONSTRUCTION OF A 52-UNIT RESIDENTIAL
CONDOMINUM AND MIXED-USE DEVELOPMENT LOCATED ON
COSTA PACIFICA WAY, WEST OF NORTH COAST HIGHWAY -
SEACLIFF TERRACE - APPLICANT: CH OCEANSIDE, LLC

SYNOPSIS

Staff and the Downtown Advisory Committee recommend that the Community
Development Commission (CDC) adopt a resolution certifying a Final Environmental
Impact Report (FEIR) with the associated Findings of Fact and the Mitigation Monitoring
and Reporting Program; and adopt a resolution approving Tentative Map (RT13-00001),
Development Plan (RD13-00001), Regular Coastal Permit (RRP13-00001, Variance
(RV13-00001), and Conditional Use Permits (RCUP13-00001, RCUP13-00002) for the
construction of a 52-unit residential condominium and mixed-use development located
on Costa Pacifica Way, west of North Coast Highway.

BACKGROUND

The project site is located on a 1.67-acre vacant lot west of a commercial area along
North Coast Highway, between Neptune Way and Riverside Drive. It is adjacent to an
approved, but not yet constructed hotel and condominium project that would replace the
existing Rodeway Inn and Flying Bridge Restaurant to the north. Nearby development
includes the Carrow’s Restaurant on North Coast Highway and the Seacliff
Condominium development (previously known as Renaissance Terrace) at the western
terminus of Costa Pacifica Way.

Land Use and Zoning: The property is located within Subdistrict 7B of the Downtown
District. The Local Coastal Plan (LCP) designates the site for Coastal Dependent,
Recreation, and Visitor-Serving Commercial. The Downtown Zoning Ordinance states
that Subdistrict 7B is intended to provide for a mix of recreational and commercial uses
conveniently located near recreational and residential areas. Residential uses are
allowed as part of a mixed-use development.



Project Description: The project developer, CH Oceanside, LLC, proposes to develop
the site with a mixed-use development consisting of 52 condominium units and 1,028
square feet of ground floor commercial/retail space. The proposed building would be
four stories over a two-level underground parking garage. There would be 117 parking
spaces for resident, customer and public use. The project application consists of five
entitlement components as described below:

Tentative Map: The project site consists of two parcels. The proposed tentative map
would be for condominium purposes to create the retail and 52 residential
condominium units. There will be a net grading export of 19,246 cubic yards to
accommodate the underground parking garage.

Development Plan: The project is proposed as a mixed-use Development Plan
incorporating retail space, residential condominium uses, and a public recreational
viewing deck, public retail patio space adjacent to the retail uses fronting the
coastal access path, with associated landscaped open space, underground parking
and ancillary amenities. There would also be a new fire access off Costa Pacific Way
running along the east side of the building as required by the Fire Department.

The ground floor retail spaces and lobby entry to the residential units are located
adjacent to the existing Costa Pacifica Way. The two retail units are 463 square feet
and 565 square feet in size, suitable for small service-oriented or visitor-uses such
as eateries, coffee stands, flower stands, recreational rentals such as bikes and
surfboards or other approved Downtown District, Subdistrict 7(B) uses.

The architectural design is contemporary and this theme is carried into the upper
stories, with elements similar to the Seacliff Condominiums west of the site, providing
continuity of scale, color and form with this adjacent use. All of the residential units
will be single-story and arranged in a "stacked flat" configuration.

Regular Coastal Permit: This project is located within the Coastal Zone and requires a
Regular Coastal Permit. The LCP land use map designates the project site as Coastal
Dependent, Recreation, and Visitor-Serving Commercial while the LCP zoning map
designates the site as “D” referring to the Downtown Zoning Ordinance. The project is
not located in the Coastal Commission appeal area and therefore, the decision of the
Community Development Commission is final.

Variance: The proposed project includes a variance request for standard (non-
plantable) retaining walls over 6 feet in height in three areas located on the east side
of Costa Pacifica Way, and is needed to accommodate utilities within an existing,
sloped landscape area. The maximum height of the proposed retaining walls would
be 12.6 feet.

Conditional Use Permits: This project requires the approval of two Conditional Use
Permits (CUPs). The D District zoning regulations permit multi-family residential uses
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with approval of a CUP. The second CUP is needed to allow the building to exceed the
base building height from 45 feet to 65 feet.

ENVIRONMENTAL DETERMINATION

Pursuant to the California Environmental Quality Act (CEQA), the City of Oceanside
acting as Lead Agency caused to be prepared an Environmental Impact Report (EIR) for
the proposed project.  The EIR identifies potentially significant impacts relative to biological
resources, cultural resources, geology/soils, and noise as well as mitigation measures
designed to reduce these impacts to less-than-significant levels. A summary of these and
other environmental factors potentially affected and appropriate mitigation measures are
contained within the Mitigation, Monitoring, and Reporting Program (MMRP) included as
part of the Final EIR and are attached to the resolution certifying the Final EIR.

The Draft EIR was circulated to the State Clearinghouse, local agencies and interested
parties from June 13 to August 4, 2014. Comments were received and responses to those
comments and any changes to the EIR text are in the Final EIR. On the basis of the entire
record, staff finds that there is no substantial evidence that the project, with
implementation of the mitigation measures as outlined in the MMRP, will have a significant
impact on the environment.

ANALYSIS

Staff's analysis focused on the compatibility of the project with existing development
patterns of the area, and the project's consistency with the Redevelopment Plan, the
Downtown Zoning Ordinance and the Local Coastal Program (LCP).

Redevelopment Plan: Downtown Zoning Ordinance Article 12 requires that the CDC
make findings that projects within the Downtown Area (former Redevelopment Area) are
consistent with the Redevelopment Plan. Although the Redevelopment Agency was
dissolved by state legislation in 2011 and the Redevelopment Plan is therefore no longer
applicable, the Downtown Zoning Ordinance has not been amended and still governs the
development standards for the Downtown district. Section 301 of the Redevelopment Plan
states that the Redevelopment Agency proposes to eliminate and prevent the spread of
blight, and deterioration by redevelopment of land through private enterprises. The
proposed project is consistent with the Redevelopment Plan in that it develops unsightly
vacant property by providing new residential and commercial uses which would increase
the property tax base, and the aesthetics of the neighborhood.

Downtown Zoning Ordinance: Staff has concluded that the proposed project conforms to
all applicable development standards of the Downtown Zoning Ordinance in that it meets
all of the applicable development standards as indicated in the analysis in Exhibit 5.

Local Coastal Program and General Plan: Table 1V.1.2 on pages IV.1.10-26 of the FEIR
is an analysis of applicable LCP and General Plan policies, objectives and findings.
Upon review and analysis, staff has determined that the project is consistent with all
applicable LCP goals, policies and findings.




COMMISSION OR COMMITTEE REPORTS

On October 8, 2014, the Downtown Advisory Committee (DAC) reviewed this project and
voted unanimously to recommend that the Community Development Commission approve
the project.

CITY ATTORNEY'S ANALYSIS

Pursuant to Oceanside Downtown Zoning Ordinance Atrticle 12, and the City of Oceanside
Local Coastal Program Land Use Plan, the Community Development Commission is
authorized to hold a public hearing and consider the evidence presented at the public
hearing. After conducting the public hearing, the Commission shall approve, conditionally
approve, or deny the project. The resolution has been reviewed and approved as to form
by the City Attorney.

RECOMMENDATION

Staff and the Downtown Advisory Committee recommend that the Community
Development adopt a resolution certifying a Final Environmental Impact Report (FEIR)
with the associated Findings of Fact and the Mitigation Monitoring and Reporting
Program; and adopt a resolution approving Tentative Map (RT13-00001), Development
Plan (RD13-00001), Regular Coastal Permit (RRP13-00001, Variance (RV13-00001),
and Conditional Use Permits (RCUP13-00001, RCUP13-00002) for the construction of
a 52-unit residential condominium and mixed-use development located on Costa
Pacifica Way, west of North Coast Highway.

PREPjED BY: V/) i SUBMITTED BY: |

John Hélmer Steven R. Jepsen
Contract Planner Executive Director

REVIEWED BY:

Michelle Skaggs Lawrence, Assistant City Manager 4’7}4
Marisa Lundstedt, City Planner N

EXHIBITS/ATTACHMENTS

Exhibit 1 — Analysis of Zoning Ordinance Compliance

Resolution Certifying the Final Environmental Impact Report (FEIR)
Resolution Approving the Entitlements

Description & Justification / Site Plan / Section / Elevations

Final Environmental Impact Report (FEIR) is available online at
http://www.ci.oceanside.ca.us/gov/dev/planning/agendas.asp
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ATTACHMENT 1 \‘

EXHIBIT 1
Analysis of Zoning Ordinance Compliance - Seacliff Terrace.

Zo.ninq Development Standards

A summary of compliance with Downtown Zoning Ordinance Article 12 development
standards is provided below. Each of the component areas of the Mixed-Use
Development Plan are noted separately, along with the overall totals, to demonstrate
compliance with the mixed-use development standards established in the Downtown
Zoning Ordinance.

DEVELOPMENT STANDARD

MINIMUM REQUIRED

PROPOSED

Lot Size (sf)

Commercial -10,000 sf

66,792 sf

Residential-5,000sf

Setbacks Commercial Residential
Front 5 feet 10 feet 20 ft. comm./res.
Side 0 feet 10 feet 10 ft.
Rear 0 feet 5 feet 10 ft.
Density 43 units/acre max 31.1 units/acre
Floor Area Ratio (FAR) 3.0 (max) 22
LotCoverage 35% 34.9% (Parcel 1)
32.1% (Gross)
Parking Residential - 104 Residential -105

Retail/Visitor - 10

Retail/Visitor - 12

Total - 114

Total -117

Building Height

65 feet (max with CUP)

56.4 feet - main building

62.0 feet - stair tower only

Site Landscaping

15 %(commercial standard)

33% (entire site)

25% (residential standard)

Open space for the residential units includes private balconies and patios (9,396 square
feet), and common area in the courtyard and sideyard areas (5,154 square feet) and
exceeds the minimum requirements for open space.

Conditional Use Permits

This project requires the approval of two Conditional Use Permits (CUPs). The D
District zoning regulations permit multi-family residential uses with approval of a CUP.
This allows the City to exercise appropriate controls over the project through conditions
of approval to insure it continues to operate as intended.

The Community Development Commission may approve an application for a use permit
as it was applied for or in modified form as required by the CDC, on the basis of the




application, plans, materials, and testimony submitted, if the following findings are
made:

1. That the proposed location of the use is in accord with the objectives of this
ordinance and the purposes of the district in which the site is located.

2. That the proposed location of the conditional use and the proposed conditions
under which it would be operated or maintained will be consistent with the
General Plan; will not be detrimental to the public health, safety or welfare of
persons residing or working in or adjacent to the neighborhood of such use; and
will not be detrimental to properties or improvements in the vicinity or to the
general welfare of the city.

3. That the proposed conditional use will comply with the provisions of this
ordinance, including any specific condition required for the proposed conditional
use in the district in which it would be located.

Staff has reviewed the proposed project and has determined that as conditioned, these
findings can be met. It is consistent with the permitted uses in this Subdistrict and as
demonstrated on the table above, it complies with all applicable development standards.

The second CUP is needed to exceed the base building height. Subdistrict 7B allows
the maximum height limit to be increased from 45 feet to 65 feet upon approval of a
CUP and where the following criteria have been met:

e Architectural elevations shall vary in height;

e The development footprint does not exceed 35 percent;

e Roof lines vary in pitch for visual relief; and

e The maximum achievable elevation does not extend for the entire roof line of the

given building.

The proposed project was evaluated to demonstrate that it would comply with the CUP
criteria needed to increase the building height from 45 feet to 65 feet. The development
footprint is 32.1 percent of the gross site acreage. The building elevations vary in total
height between 41 feet and 56.4 feet measured from existing grade. The stair tower
projection at the parking garage extends to 62.0 feet. The parapet height itself varies by
10 feet across the different roof elements, which include towers, and curved metal-
roofed sections. The proposed architecture utilizes various vertical and horizontal
planes with offsets, height differentiations and other architectural treatments that
provide visual interest and relief along the building elevations. Therefore, staff believes
that the project complies with all CUP criteria needed to increase the height limit.

Variance

The proposed project includes a variance request for three standard (non-plantable)
retaining walls that exceeds the 6 foot height standard in the zoning ordinance. The



Community Development Commission may approve an application for a variance, if the
following findings are made:

1. That because of special circumstances or conditions applicable to the
development site -- including size, shape, topography, location or
surroundings -~ strict application of the requirements of this ordinance deprive
such property of privileges enjoyed by other property in the vicinity and under
identical zoning classification;

2. That granting the application will not be detrimental or injurious to property or
improvements in the vicinity of the development site, or to the public health,
safety or general welfare; and '

3. That granting the application is consistent with the purposes of this ordinance
and will not constitute a grant of special privilege inconsistent with limitations on
other properties in the vicinity and in the same zoning district.

Staff supports the variance to increase the height of the three non-plantable retaining
walls from 6 feet to a maximum of 12.6 feet for the following reasons: 1) these walls
would only be visible from Costa Pacifica Way, and would not be visible from any public
street; 2) the 11.9-12.6 foot tall retaining wall located along the north side of Costa
Pacifica is needed to accommodate utility infrastructure within an existing, sloped
landscaped area; 3) the 2.9 to 9.2 foot tall retaining wall along the eastern property line
and wrapping at Costa Pacifica is necessary to provide necessary garage and adequate
width for fire vehicle access; and 4) the retaining wall at the western property line with a
maximum height of 6.6 feet is needed to retain the existing slopes and to provide for
Fire Department personnel and fire hose pull access. The findings supporting this
variance are contained in the resolution attached to this staff report.
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ATTACHMENT 2
- |

RESOLUTION NO.

A RESOLUTION OF THE COMMUNITY DEVELOPMENT
COMMISSION OF THE CITY OF OCEANSIDE,
CALIFORNIA CERTIFYING THE FINAL
ENVIRONMENTAL IMPACT REPORT AND ADOPTING
THE FINDINGS OF FACT AND MITIGATION,
MONITORING AND REPORTING PROGRAM FOR
SEACLIFF TERRACE

(Applicant: CH OCEANSIDE, LLC)

WHEREAS, a Draft Environmental Impact Report was prepared and circulated
for public and agency review and proper notification was given in accordance with the
California Environmental Quality Act; and

WHEREAS, the Community Development Commission (Commission), on the
15th day of Octdber 2014, did conduct a public hearing to certify the Seacliff Terrace
Final Environmental Impact Report (FEIR), with its Mitigation, Monitoring, and
Reporting Program (MMRP) and Findings of Fact; and

WHEREAS, studies and investigations made by this Commission and in its behalf
reveal the following facts:

For the Final Environmental Impact Report:

1. The Final Environmental Impact Report (FEIR), Mitigation, Monitoring,
and Reporting Program (MMRP) and Findings of Fact, were completed in compliance
with the provisions of the California Environmental Quality Act (CEQA).

2. There are certain significant environmental effects detailed in the FEIR
which have been avoided or substantially lessened through measures which are detailed in
the MMRP (Exhibit A) and Findings of Fact (Exhibit B).

3. The FEIR, MMRP, and Findings of Fact were presented to the
Commission, and the Commission reviewed and considered the information contained in

these documents prior to approving the project.
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The FEIR, MMRP, and Findings of Fact for the project have been determined to be
accurate and adequate documents, reflecting the independent judgment of the
Commission.

NOW, THEREFORE, the Commission resolves as follows:

1. The Commission certifies the FEIR for Seacliff Terrace, a copy of which is
on file with the Office of the City Clerk.

2. Pursuant to Public Resources Code Section 21081.6 the Commission adopts
the MMRP attached as Exhibit A and finds and determines that said program is designed
to ensure compliance with the mitigation measures throughout the implementation of the
project.

3. Pursuant to Public Resources Code Section 21081, the Commission hereby
adopt the Findings of Fact attached as Exhibit B.

4. Notice is HEREBY GIVEN that the time within which judicial review
must be sought on this decision is governed by Public Resources Code Section
21167(c).

PASSED and ADOPTED by the Community Development Commission of the
City of Oceanside, California this 15™ day of October 2014, by the following vote:
AYES:

NAYES:
ABSENT:
ABSTAIN:
Chairman of the CDC
ATTEST: APPROVED AS TO'RORM:

City Clerk Cgméral Counsel T~




EXHIBIT “A”

MITIGATION, MONITORING AND
REPORTING PROGRAM
for the
SEACLIFF TERRACE
MIXED USE DEVELOPMENT PROJECT
FINAL ENVIROMNENTAL IMPACT REPORT
SCH # 2013091054

PROJECT REFERENCES; RT 13-00001, RD 13-00001,
RRP 13-00001, RV 13-00001, RCUP 13-00001
AND RCUP 13-00002

Prepared for:

The City of Oceanside
Development Services Department
300 North Coast Highway
Oceanside, California 92054

Prepared by:

Affinis
810 Jamacha Road
Suite 206
El Cajon, California 92019

August, 2014
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FINDINGS OF FACT
for the
: SEACLIFF TERRACE
MIXED USE DEVELOPMENT PROJECT

RT 13-00001, RD 13-00001, RRP 13-00001,
RV 13-00001, RCUP 13-00001 and RCUP 13-00002
SCH # 2013091054

INTRODUCTION

The City of Oceanside’s Development Services Department hereby makes the following
Findings of Fact concerning the Final Environmental Impact Report (FEIR) for the
Seacliff Terrace Mixed Use Development Project (project) pursuant to the California
Environmental Quality Act, Public Resources Code Section 21000 et seq. (CEQA), and
its implementing regulations, California Code of Regulations, Title 14, section 15000 et
seq. (CEQA Guidelines).

The project is proposed as a Mixed-Use Development Plan to provide retail space,
residential condominium uses, a public recreational viewing deck, and public retail patio
space adjacent to the retail fronting the coastal access path, with associated
landscaped open space, parking and ancillary amenities.

The proposed structure would be four stories over a two-level underground parking
garage. The ground floor retail spaces and lobby entry to the residential units would be
adjacent to the existing Costa Pacifica Way. Retail areas would total 1,028 square feet
(sq ft) and would be designed and located to accommodate uses such as eateries,
coffee stands, flower stands, recreational rentals such as bikes and surfboards or other
authorized Downtown District D, Subdistrict 7(B) uses.

Pursuant to CEQA Guidelines Section 15132, the FEIR for the project consists of the
following components:

e A summary of project impacts

o Copies of the written comment letters received by the City conceming the DEIR
and the City’s responses as the Lead Agency to significant environmental points
raised in the public and agency comment, review, and consultation process

e Replacement/errata pages reflecting modifications to text included in the DEIR



¢ A Mitigation, Monitoring, and Reporting Program

e The original DEIR, including the appendices

The environmental effects, mitigation measures, and alternatives analyzed in the DEIR,
the public comments and responses thereto, and the public outreach and public
participation described in the DEIR have influenced the design of the project. These
analyses and activities reflect the City’'s commitment to incorporate the environmental
considerations identified during the CEQA process into the final project design.



1.0 PROJECT DESCRIPTION

1.1 Project Location

The Seacliff Terrace property is within the City of Oceanside in northern San Diego
County and is within Subdistrict 7B of the Downtown District. It includes two parcels
(APNs 143-040-23 and -54), a vacant lot (1.53 acres) and a portion of Costa Pacifica
Way (0.14 acre) which is paved and landscaped. The vacant lot is along the south side
of Costa Pacifica Way, west of North Coast Highway and the Interstate-5 (I-5)
interchange, and north of Sandy Court Drive. The project area is within Township 11
South, Range 5 West, Section 22, of the USGS 7.5’ Oceanside quadrangle. It is within
the Coastal Zone (CZ) as shown in the City of Oceanside’s Final Subarea Plan (SAP)
boundaries. The San Luis Rey River is approximately 220 feet to the northwest.

1.2 Project Components

The project is proposing to construct a mixed use building on the currently vacant lot.
The project application includes a Tentative Map (RT13-00001), Development Plan
(RD13-00001), two Conditional Use Permits (RCUP13-00001 and RCUP13-00002),
Regular Coastal Permit (RRP13-00001) and a Variance (RV13-00001).

Tentative Map (TM)

The project site consists of two legal parcels. The proposed TM would be for
condominium purposes to create the retail and residential condominium units. The total
amount of cut is estimated at 19,358 cubic yards while the amount of fill is estimated to
be 112 cubic yards. There will be a net export of 19,246 cubic yards to accommodate
the underground parking garage.

Mixed Use Development Plan

The proposed contemporary architectural design would be similar to the existing Seacliff
Condos (previously called Renaissance Terrace) to the west, providing continuity of
scale, color and form with this adjacent use. All of the residential units would be single
level and arranged in a “stacked flat” configuration. A common interior courtyard would
be provided at the podium level (the first floor of residential units), with a pedestrian
pathway to access the first floor units. Access for the units located on levels 2-4 would
be from elevators and stairways to a “catwalk” system of elevated walkways.

Each of the component areas of the proposed Mixed Use Plan are in compliance with
the mixed-use development standards established for the site by the Downtown Zoning
Ordinance (e.g., lot size and width, setbacks, density, floor area ratio, lot coverage,
parking, building height, and landscaping).



Open space for the residential units would include private balconies and patios (9,396
sq ft), and common areas in the courtyard and side yard areas (5,154 sf). This total of
14,550 sq ft would exceed the minimum 10,400 square foot requirement for total open
space.The front commercial and public areas adjacent to Costa Pacifica Way would
provide an added site amenity, but are excluded from the open space total since they
are more oriented towards public use.

Conditional Use Permits (CUPs)

Land Use CUP. The D District regulations for Subdistrict 7B permit multi-family
residential uses with approval of a Conditional Use Permit. This allows the City to
exercise appropriate controls over the project through conditions of approval to insure it
continues to operate as intended.

Height CUP. Subdistrict 7B allows the maximum height limit to be increased from 45
feet to 65 feet upon approval of a Conditional Use Permit and where the following
criteria have been met:

Architectural elevations shall vary in height

The development footprint does not exceed 35%

roof lines vary in pitch for visual relief

The maximum achievable elevation does not extend for the entire roof line of the
given building.

The project would comply with these standards for the increased height limit. The
development footprint is 32.1% of the gross site area and 34.9% of parcel 1. The
building elevations vary in total height between 44’7” and 56’4” measured from existing
grade. The elevator/stair tower projection at the parking garage extends to 62’ (allowed
to be up to 75 feet under Z.0. Section 3018). The parapet height itself varies by 10 feet
across the different roof elements, which include towers, and curved metal-roofed
sections. The proposed architecture utilizes various vertical and horizontal planes with
offsets, height differentiations and other architectural treatments to provide visual
interest and relief along the building elevations.

Regular Coastal Permit (RCP)

The project is within the Coastal Zone and requires a Regular Coastal Permit. As a
coastal project, it has been evaluated for compliance with all applicable policies in the
City’s Local Coastal Program (LCP).

Variance

The proposed project includes a variance request to increase the height for three
standard (non-plantable) retaining walls over 6 feet in height to a maximum height of
12.6 feet, which are needed to accommodate existing topographic constraints on this
infill site. The existing 11% grade of Costa Pacifica Way limits the location of the point
of parking garage and Fire Department access to the project and further limits the
design options for providing utilities for the site. The existing ADA accessible sidewalk
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between Coast Highway and the residential area to the west, which is also a component
of the public pedestrian/bicycle route onsite, needs to be retained, and those elevation
constraints compound the difficulty of grading and locating the access driveway to the
project.

1.3 Project Objectives

The underlying purpose of the proposed project is to provide an integrated, residential
and commercial mixed-use development, in a coastal setting that will be a valuable
addition to the downtown area that is conveniently located to transportation,
employment, shopping, and recreational and public use amenities of the area. The
specific project objectives, as set forth by the project applicant are as follows:

e Develop 52 luxury residential condominium units and ground-level retail space in
a mixed use building, near recreational areas, on a vacant infill property of
approximately 1.67 acres within the City’s Downtown District, Subdistrict 7B.

e Develop the site in conformance with the applicable policies and regulations of
the Oceanside General Plan, Local Coastal Plan and Downtown Zoning
Ordinance. '

e Enhance the existing coastal access route through the property and provide a
new community amenity in a way that provides public benefit within well-
designed and connected recreational and residential spaces.

o Ensure that all public facilities and health and safety services are available to
serve the project and meet or exceed applicable City standards and
requirements prior to, or concurrent with, development.

e Implement a plan which is aesthetically compatible with and complementary to
existing and designated future adjacent land uses.

e Add to the City's diverse inventory of housing by providing housing opportunities
that are conveniently located to transportation, commercial amenities,
recreational and public uses, to help meet the market demand for high quality
housing and to meet the City's housing needs to support forecasted population
growth as discussed in the City’'s General Plan.

e Achieve an environment reflecting a high level of concern for architecture,
landscape, and urban design principles by developing of a high-quality,
comprehensively-designed project.

Based on its review of the FEIR and other information received in connection with the
project, the City finds these objectives to be acceptable and desirable from a policy
standpoint. In choosing to approve the project, the City accords great weight to the



above objectives when considering the feasibility of the alternatives analyzed in the
FEIR.

(This page intentionally left blank).



2.0 ENVIRONMENTAL PROCESS

2.1 Lead Agency and Responsible Agencies

The City of Oceanside is the Lead Agency for the proposed project. Other Responsible
Agencies include the California Department of Fish and Wildlife (CDFW), the U.S. Fish
and Wildlife Service (USFWS), the Regional Water Quality Control Board (RWQCB,
Region 9) and the San Diego Department of Environmental Health (DEH).

2.2 Environmental Impact Report

The FEIR was prepared as a project EIR. As noted above, discretionary actions
associated with project implementation will require the approval of a Tentative Map,
Development Plan, two Conditional Use Permits, Regular Coastal Permit, and a
Variance.

Draft EIR

A Notice of Preparation (NOP) was circulated to the California Office of Planning and
Research, responsible and trustee agencies, and other interested parties between
August 27, 2013 and September 27, 2013. A Public Scoping Meeting was held on
September 26, 2013. Written comments on the NOP and comments submitted at the
scoping meeting are included in Appendix A of the DEIR.

The minimum 45-day public review period for the DEIR extended from June 13, 2014 to
August 4, 2014. The DEIR was circulated to Responsible Agencies. Fifteen (15)
electronic copies of the DEIR were sent to the State Clearinghouse along with the
required Notice of Completion (NOC). Notices of the availability of the DEIR were
published in the local newspaper at the same time. The DEIR was made available for
review at the City’'s Planning Division during normal business hours and at the
Downtown Oceanside Library. Digital copies were also provided to the City and were
made available to the public on the City’s website. Five comment letters were received
at the close of the public review period.

Final EIR

Public comments on the DEIR and the City's responses to these comments are
provided in Chapter B of the FEIR.

2.3 Public Participation

The City of Oceanside requires standardized posting of property to notify of a pending
project application, and a sign has been posted on the property regarding this proposal
since April of 2013. The sign includes project and contact information to facilitate public
access to project data available at the City, on the city’'s website and through the
applicant’s representative. Inquiries generated from the signage were responded to by
staff or the applicant’s representative.



As noted above, a public scoping meeting was held on September 26, 2013. In
addition, the project was presented in meetings at the adjacent residential properties.
This included the Seacliff HOA Board meeting on October 21, 2013, where both Board
members and residents were in attendance. A presentation of the project was also
made at the Mira Mar Mobile Home Community Board meeting on March 8, 2014, with
both Board members and residents in attendance.

2.4 Record of Proceedings

For the purposes of CEQA and the findings contained herein, the record of the
administrative proceedings for the City’s decision concerning certification of the FEIR for
the project shall include, but is not limited to, the following documents:

The DEIR and the Appendices to the DEIR

The FEIR and the Errata (Chapter C) and Appendices to the FEIR

The MMRP (Chapter D of the FEIR)

The City of Oceanside’s General Plan, including the Land Use Element, and

Circulation Element

The Final Draft Subarea Plan for the City

e Documents and other materials listed as references and/or incorporated by
reference in the DEIR, FEIR, and the appendices thereto

¢ Findings and resolutions adopted by the City in connection with the project
Documents cited or referred to in the FEIR

e Reports, studies, memoranda, maps, staff reports, or other planning documents
relating to the project prepared by City staff and consultants to the applicant or
City

e Documents and other materials submitted to the City by other public agencies or
members of the public in connection with the project through the close of the
public hearing at which the project was approved.

e The minutes, recordings, and transcripts of public hearings held by the City
concerning the FEIR and the project

e Documents or other materials submitted to the City at the public hearings
concerning the project
Matters of common knowledge to the City
Documents expressly cited or referenced in these findings, in addition to those
cited above

o Other materials required to be included in the record of proceedings by California

Public Resources Code section 21167.6(e).

The documents and materials that constitute the record of administrative proceedings
are maintained at the City of Oceanside’s Development Services Division at 300 North
Coast Highway, Oceanside, CA 92054. The custodian for these records is the City
Planner.



3.0 FINDINGS PURSUANT TO CEQA

3.1 Purpose

CEQA requires the City to make written findings of fact for each significant
environmental impact identified in the FEIR (Pub. Res. Code section 21081; CEQA
Guidelines Section 156091). The purpose of findings is to systematically restate the
significant effects of the proposed project on the environment and to determine the
feasibility of mitigation measures and alternatives identified in the FEIR that would avoid
or substantially lessen the significant effects. If significant impacts remain after
application of all feasible mitigation measures, the City must review the alternatives
identified in the FEIR and determine whether they are feasible. These findings set forth
the reasons, and the evidence in support of, the City’s determinations.

3.2 Terminology

A “finding” is a written statement made by the City that explains how the City dealt with
each significant impact and alternative identified in the FEIR. Each finding identifies a
significant impact and provides an ultimate conclusion regarding each significant
impact, substantial evidence supporting the conclusion, and an explanation of how the
evidence supports the conclusion.

For each significant impact identified in the FEIR, CEQA requires the City to make a
written finding reaching one or more of the following conclusions: (1) that changes or
alterations have been required in, or incorporated into, the project that mitigate or avoid
the significant effect; (2) that the changes or alterations are within the responsibility and
jurisdiction of another public agency and have been, or can and should be, adopted by
that other agency; or (3) that specific legal, economic, social, or technological, or other
considerations, including considerations for the provision of employment opportunities
for highly trained workers, make infeasible the mitigation measures or alternatives
identified in the Final EIR (Pub. Res. Code section 21081(a); CEQA Guidelines Section
15091(a)).

A mitigation measure or an alternative is considered “feasible” if it is capable of being
accomplished in a successful manner within a reasonable period of time, taking into
account economic, environmental, legal, social, and technological factors, as well as
considerations for employment of highly trained workers (Pub. Res. Code section
21061.1; CEQA Guidelines section 15364).

3.3 Legal Effect

To the extent that these findings conclude that mitigation measures identified in the
FEIR are feasible and have not been modified, superseded, or withdrawn, the City
hereby binds itself to implement those measures. These findings are not merely
informational, but constitute a binding set of obligations upon the City and responsible
agencies that take effect upon the City’s adoption of the resolutions certifying the FEIR
and approving the proposed project.



3.4 Mitigation Monitoring and Reporting Program

In adopting these findings, the City also adopts an MMRP pursuant to Public Resources
Code section 21081.6. This program is designed to ensure the proposed project
complies with the feasible mitigation measures identified below during implementation
of the project. The program is set forth in the Seacliff Terrace Mixed Used Development
Mitigation Monitoring and Reporting Program (MMRP), which the City adopts
concurrently with these findings and is incorporated herein by reference.
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4.0 FINDINGS REGARDING SIGNIFICANT DIRECT IMPACTS MITIGATED TO
LESS THAN SIGNIFICANT

The FEIR determined that the project may result in direct significant environmental
impacts to biological resources, cultural/paleontological resources, geology/soils, and
noise. The FEIR also identified mitigation measures and design features that will avoid
or substantially lessen the impacts to a less-than-significant level (Chapter A of the
FEIR and Chapter IV of the DEIR, Environmental Analysis, Sections IV.A — M). In
addition, the full suite of mitigation measures described and required within the FEIR is
sufficient to mitigate the impacts of the project as proposed.

4.1 Biological Resources
The project would result in the loss of 0.8 acre of disturbed annual grassland.
Finding

Pursuant to CEQA Guidelines section 15091(a)(1), changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the
significant environmental effect identified in the EIR.

Facts in Support of Finding

Because the project site is situated within the Coastal Zone per the City’s Final Subarea
Plan, prior to issuance of a grading permit, this impact to disturbed annual grassland
shall be mitigated at a 0.5:1 ratio (0.4 acre) as follows:

B-MM1. The applicant shall acquire 0.4 acre of annual grassland or up-tier habitat
within the WCPZ or a Pre-Approved Mitigation Area within the City of Oceanside. Up-
tiering of mitigation will be considered on a case-by case basis and must be approved
by both the City and Wildlife Agencies.

The applicant shall also provide requisite funding for the long-term maintenance and
preservation of the off-site mitigation land, subject to approval by the City.

The applicant shall also be required to provide copies of the Regular Coastal Permit and
permit(s) from the Regional Water Quality Control Board.

Implementation of these mitigation measures will reduce impacts to biological resources
to a less than significant level.

4.2 Cultural and Paleontological Resources

Cultural Resources. Although no cultural resources were visible within the project site,
there is a potential for previously unidentified subsurface cultural resources within the
project site. Damage to or destruction of such resources would be significant.

11



Paleontological Resources. The project would grade within Paralic (Terrace) Deposits
and San Onofre Breccia which both have potential for paleontological resources.
Destruction of such resources would be significant.

Finding

Pursuant to CEQA Guidelines section 15091(a)(1), changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the
significant environmental effect identified in the FEIR.

Facts in Support of Finding

Cultural Resources

C-MM1. Due to the potential for encountering subsurface cultural resources, an
archaeological and Native American monitoring program shall be conducted for the
project; the monitoring program shall apply to the entire project site. Specifically, the
program should consist of the following:

. Prior to implementation of the monitoring, a pre-excavation agreement shall be
developed between the appropriate Luisefio Band(s), the applicant, and the City of
Oceanside.

. The qualified archaeologist and the Native American representative shall attend
the pre-grading meeting with the contractors to explain the requirements of the program.

. An archaeologist and a Native American monitor shall be on-site to observe all
ground-disturbing activities in soils, including fill, that have a potential for yielding
cultural material (monitoring would not be required in subsoil or formational soils, in
which cultural material would not occur).

. If intact archaeological artifact deposits or cultural features are discovered,
grading activities shall be temporarily directed away from these deposits to allow
documentation and assessment of the resources.

. If soil is imported as part of the project, it must be free of cultural material; no
undocumented fill is to be utilized. Prior to the export of any soil from the project site it
must be examined and cleared for removal by the archaeological and Native American
monitors. This measure is to ensure that no cultural material is removed from the
project site inadvertently and that no cultural material from another site is deposited in
the project.

. If any human remains are discovered, the County Coroner shall be contacted. In
the event that the remains are determined to be of Native American origin, the Most
Likely Descendant, as identified by the Native American Heritage Commission (NAHC),
shall be contacted by the NAHC in order to determine proper treatment and disposition
of the remains.

. Recovered artifactual materials shall be cataloged and analyzed.
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. A report shall be completed describing the methods and results of the monitoring
program.

. Artifacts shall be curated with accompanying catalog to current professional
repository standards or the collection will be repatriated to the Luisefio Band(s), as
specified in the pre-excavation agreement. .

. If soil is imported as part of the project, it must be free of cultural material; no
undocumented fill is to be utilized. Prior to the export of any soil from the project site it
must be examined and cleared for removal by the archaeological and Native American
monitors. This measure is to ensure that no cultural material is removed from the
project site inadvertently and that no cultural material from another site is deposited in
the project.

Paleontological Resources

PAL-MM1. Prior to issuance of grading permits, the applicant shall provide a letter of
verification to the City of Oceanside’s Planning Division that a qualified paleontologist
has been retained to carry out the mitigation/monitoring program. All persons involved
in paleontological resources monitoring shall be approved by the Planning Division prior
to start of monitoring. The paleontologist shall attend pre-grade meetings to consult
with grading and excavation contractors.

PAL-MM2. The paleontologist or paleontological monitor shall be on site full-time
during the initial cutting of Paralic (Terrace) Deposits and San Onofre Breccia.
Monitoring may be increased or decreased at the discretion of the qualified
paleontologist, in consultation with the Planning Division; such increases or decreases
will depend on the rate of excavation, materials excavated, and abundance of fossils.

PAL-MM3. When requested by the paleontologist, the City Engineer shall direct that
construction activities in the area of fossil discovery shall be diverted, directed, or
temporarily halted to allow the recovery of fossil remains. The paleontologist shall
immediately notify the Planning Division of such finding at the time of discovery. The
Planning Division shall approve salvage procedures to be performed before
construction activities are allowed to resume.

PAL-MM4. Prepared fossils along with copies of all pertinent field notes, photos, and
maps shall be deposited (with the applicant’'s permission) in a scientific institution with
paleontological collections such as the San Diego Natural History Museum. A final
summary report shall be completed and distributed to the City and other interested
agencies which outlines the results of the mitigation program. This report shall include
discussions of the methods used, stratigraphy exposed, fossils collected, and
significance of recovered fossils.

The requirement for paleontological monitoring shall be noted on the grading plan. Prior
to.the release of the grading bond, the final report noted in PAL-MM4 shall be approved
by the Planning Division.

13



4.3 Geology/Soils

Soils onsite have a moderate potential for corrosion of buried uncoated metal conduit
and placement of such without mitigation measures would be a significant impact

The depth of vertical excavations creates a risk of lateral movement and settlement that
will require temporary shoring in some areas. Lateral movement or settlement would be
a significant impact.

Finding

Pursuant to CEQA Guidelines section 15091(a)(1), changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the
significant environmental effect identified in the FEIR.

Facts in Support of Finding

In order to reduce potential geotechnical impacts to below a level of significance, the
following mitigation measures shall be implemented:

GE-MM1. Final plans should be reviewed to determine if corrosive soils occur in areas
where metal elements would be built, and if so, a corrosion engineer shall be consulted
for detailed corrosion mitigation measures.

GE-MM2. Temporary shoring of vertical excavations shall follow the recommendations
of the geotechnical engineer, including the use of either a cantilever or braced shoring
system with cast-in-place soldier piles and sheeting or wood lagging as needed. Sloped
excavations should be observed by the geotechnical consultant during excavation.
Settlement monitoring of adjacent settlement sensitive structures should be considered
to evaluate the performance of the shoring.

4.4 Noise

Noise levels at the project’s building facades would be above the City’'s 60 dBA CNEL
threshold for all four floors and without mitigation would be a significant interior noise
level impact.

Finding

Pursuant to CEQA Guidelines section 15091(a)(1), changes or alterations have been
required in, or incorporated into, the project which avoid or substantially lessen the
significant environmental effect identified in the FEIR.

Facts in Support of Finding

N-MM1. A final noise study must be prepared to identify the measures needed to
achieve interior noise levels of 45 dBA CNEL or less, and shall be based upon the final
architectural building plans showing the room dimensions as well as window, door and
wall details.

14
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ATTACHMENT3 |

RESOLUTION NO.

A RESOLUTION OF THE COMMUNITY DEVELOPMENT
COMMISSION OF THE CITY OF OCEANSIDE,
CALIFORNIA  APPROVING TENTATIVE MAP (RTI13-
00001), DEVELOPMENT PLAN (RD13-00001),
CONDITIONAL USE PERMITS (RCUP13-00001 AND
RCUP13-00002), REGULAR USE PERMIT (RRP13-00001)
AND VARIANCE (RV13-00001) ON CERTAIN REAL
PROPERTY IN THE CITY OF OCEANSIDE

WHEREAS, on October 15, 2014, the Community Development Commission held its
duly noticed public hearing, considered an application for Tentative Map (RT13-00001),
Development Plan (RD13-00001), Conditional Use Permits (RCUP13-00001 and RCUP13-
00002), Variance (RV13-00001), and Regular Coastal Permit (RRP13-00001) for the
construction of a 52-unit residential condominium ‘and mixed-use project located on Costa
Pacifica Way, west of North Coast Highway; and

WHEREAS, the Downtown Advisory Committee (DAC) of the City of Oceanside did,
on October 8, 2014 review and recommend approval of Tentative Map (RT13-00001),
Development Plan (RD13-00001), Conditional Use Permits (RCUP13-00001 and RCUP13-
00002), Variance (RV13-00001), and Regular Coastal Permit (RRP13-00001); and

WHEREAS, an Environmental Impact Report was prepared by the City of Oceanside for
this application pursuant to the California Environmental Quality Act of 1970 and the State
Guidelines implementing the Act; and

WHEREAS, pursuant to Government Code §66020(d)(1), NOTICE IS HEREBY\
GIVEN that the Project is subject to certain fees, dedications, reservations and other exactions
as pfovided below:

Current Estimate Fee or

Description Authority for Imposition

Calculation Formula

Parkland Dedication/Fee Ordinance No. 91-10 $3,503 per unit
Resolution No. 06-R0334-1

Drainage Fee Ordinance No. 85-23 Depends on area (range is
Resolution No. 06-R0334-1 $2,843-$15,964 per acre)
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Description

Public Facility Fee
School Facilities
Mitigation

Traffic Signal Fee

Thoroughfare Fee

Water System Buy-in Fees

Wastewater System Buy-in
fees

San Diego County Water
Authority Capacity Fees

Authority for Imposition

Ordinance No. 91-09
Resolution No. 06-R0334-1

Ordinance No. 91-34
Ordinance No. 87-19
Resolution No. 06-R0334-1

Ordinance No. 83-01

Oceanside City Code §37.56.1
Resolution No. 87-96
Ordinance No. 05-OR 0611-1

Oceanside City Code § 29.11.1
Resolution No. 87-97
Ordinance No. 05-OR 0610-1

SDCWA Ordinance No. 2013-
14

Current Estimate Fee or

Calculation Formula

$2,072 per unit for residential

$3.20 per square foot

$15.71 per vehicle trip

$255 per vehicle trip (based on
SANDAG trip generation table
available from staff and from
SANDAG)

Fee based on water meter size.
Residential is typically $4,597
per unit.

Based on capacity or water
meter size. Residential is
typically $6,313 per unit.

Based on meter size.
Residential is typically $4,681
per unit.

WHEREAS, the current fees referenced above are merely fee amount estimates of the

impact fees that would be required if due and payable under currently applicable ordinances and
resolutions, presume the accuracy of relevant project information provided by the applicant, and
are not necessarily the fee amounts that will be owing when such fees become due and payable;

WHEREAS, unless otherwise provided by this resolution, all impact fees shall be
calculated and collected at the time and in the manner prdvided in Chapter 32B of the
Oceanside City Code and the City expressly reserves the right to amend the fees and fee
calculations consistent with applicable law; and

1
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WHEREAS, the City expressly reserves the right to establish, modify or adjuét any fee,
dedication, reservation or other exaction to the extent permitted and as authorized by law;

WHEREAS, pursuant to Government Code §66020(d)(1), NOTICE IS FURTHER
GIVEN that the 90-day period to protest the imposition of any fee, dedication, reservation, or
other exaction described in this resolution begins on the effective date of this resolution and any
sﬁch protest must be in a manner that complies with Section 66020; and

WHEREAS, pursuant to Oceanside Zoning Ordinance §4603, this resolution becomes
effective upon its adoption.

NOW3 THEREFORE, the Community Development Commission of the City of
Oceanside does resolve as follows:
FINDINGS:
For the Tent.ative Map (RT13-00001):

1. The proposed condominium and mixed-use project meets the requirements of the
Downtown Zoning Ordinance Subdistrict 7B, the Subdivision Ordinance, and is consistent with
the General Plan of the City. The proposed mixed-use project creates a condominium map for
52 residential condominium units and two commercial condominiums map as part of a mixed-
use Development Plan as specified within Article 12 of the Downtown District development
standards.

2. The proposed building will conform to the topography of the site, therefore, making
the property suitable for residential development. The subject site is physically suitable to allow

for the construction of a 52-unit residential condominium mixed-use development.

3. The subdivision complies with all other applicable ordinances, regulations and
guidelines of the City.
4. The design of the subdivision or proposed improvements will not conflict with

easements, acquired by the public at large, for access through or use of property within the
subdivision.

5. The design of the subdivision and the proposed improvements will not cause
substantial environment damage and will not impact wildlife or other habitat because the
proposed project is an infill site that does not contain any sensitive habitat, river or blue stream,

wildlife, cultural resources, riparian habitat, sensitive landforms and/or geologic formations or
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minerals, sensitive fauna and marine life.

For the Development Plan (RD13-00001):

1. The site plan and physical design of the project as proposed is consistent with the
purposes of the City’s Downtown Zoning Ordinance and the design of the proposed structure
and landscaping meets or exceeds the minimum development standards of the Downtown
District except where noted below. The proposed project meets the required setbacks,
landscape, and open space, height, and parking spaces requirements as specified within the
Downtown Zoning Ordinance development standards.

2. The Development Plan as proposed conforms to the General Plan of the City in
that the 52-unit residential condominium mixed-use project and the proposed density are
consistent with the Land Use Element in terms of land use compatibility. The Mixed-Use
Development is designed to minimize conflicts with adjacent land uses and the development
would promote and reinforce the unique and positive attributes of the neighborhood. The
project meets the setbacks, landscape, open space, height and parking spaces as stipulated
within the Downtown District development standards. In addition, the project is compatible
with the newer development located within the surrounding neighborhood.

3. The area covered by the Development Plan can be adequately, reasonably and
conveniently served by existing and planned public services, utilities and public facilities. The
proposed development project will not create public service and facility demands exceeding the
capacity of existing and planned infrastructure.

4. The bulk and scale of the proposed project and the proposed unit sizes are
compatible with the newer development within the surrounding neighborhood. A similar multi-
family development exists to the west and the proposed development would be compatible with
the neighboring property in terms of density and type.

5. The site plan and physical design of the project is consistent with Section 1.24
(Topographic Resources) of the Land Use Element of the General Plan, in that the design would
preserve the unique natural topography features and the design would provide adequate building
setbacks from natural hazards and/or slopes. Therefore, the project would not be subject to the
Hillside Development Guidelines and would be compliant with the policies within the General

Plan.




O© 00 N O L A WO~

N NN NN N NN N e o e e e e e e
O N N R WD = O O NN RRWN = o

For the Conditional Use Permits (RCUP13-00001, RCUP13-00002):

1. The proposed location of the use is in accord with the objectives of this
ordinance and the purposes of the district in which the site is located. The proposed Conditional
Use Permits for the multi-family development and increased building height is consistent with
the land use objectives of the recreational, commercial and residential uses that are allowed
within Subdistrict 7B of the Downtown District Zoning Ordinance. The multi-family
development is compatible with the neighboring multi-family complex within the area and the
proposed increased building height from 45-feet to 62.5-feet would be compatible with the
neighboring structure and would meet the established findings of approval within the
Downtown Ordinance as specified: Architectural elevations shall vary in height, the
development footprint does not exceed 35 percent, the roof lines vary in pitch for visual relief,
and the maximum achievable elevation does not extend for the entire roof line of the given
building. |

2. The proposed location of the conditional uses and the proposed conditions under
which it would be operated or maintained will be consistent with the General Plan; will not be
detrimental to the public health, safety or welfare of persons residing or working in or adjacent
to the neighborhood of such use; and will not be detrimental to properties or improvements in
the vicinity or to the general welfare of the city.

3. The proposed conditional use will comply with the provisions of this ordinance,
including any specific conditions required for the proposed conditional use in the district in
which it would be located. The proposed multi-family development and proposed density
would be compatible with the neighboring development to the west and will be consistent with
the General Plan, in terms of providing Land Use Compatibility and a balanced distribution of
land uses. The proposed building height at 62.5-feet is reasonably necessary for the
development and any negative visual impacts have been mitigated through the proposed design.
For the Variance (RV13-00001):

1. Because of special circumstances or conditions applicable to the development site,

including size, shape, topography, location or surroundings, strict application of the requirements
of this ordinance would deprive the property of privileges enjoyed by other property in the vicinity

and under identical zoning classification. Three areas of the site will require non-plantable
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retaining walls over six feet in height. - Two walls with a maximum height of 12.6 and 9.3 feet on
the north side of Costa Pacifica Way are required to accommodate utility infrastructure within an
existing sloped and landscaped area. One wall is needed at the driveway for fire and garage access
along the eastern property line, which has a height ranging from 2.9 — 9.2 feet with a guard fence
atop for a maximum combined height of 12.5 feet, and one wall with a maximum height of 6.6 feet
is associated with the stair at the western property line to provide fire hose pull access. The unique
topographic features, slopes on the property, and existing building constraints warrants
consideration and granting of the Vaﬁance request. The strict applications of the requirements
of the Zoning Ordinance would deprive Fhe property of privileges enjoyed by other property in
the vicinity and under identical zoning classification.

2. The proposed retaining walls up to 12.6 feet in height will not be out-of-
character with existing developments in the vicinity. The granting of the variance will allow for
the required utility infrastructure within the sloped and landscaped areas and fire access to this
site. As such, 'granting the variance for the proposed wall heights will not be detrimental or
injurious to property or improvements in the vicinity of the development site, or to the public
health, safety or general welfare.

3. Granting the application is consistent with the purposes of this ordinance and will
not constitute a grant of special privilege inconsistent with limitations on other properties in the
vicinity and in the same zoning district. Due to the unique topography and location of the site,
granting the variance for the retaining walls up to a 12.6 height limit will not constitute a grant
of special privilege inconsistent with the developed character of the area.

For the Regular Coastal Permit (RRP13-00001):
1. The granting of the Regular Coastal Permit is consistent with the purposes of the

California Coastal Act of 1976. The proposed 52-unit residential condominium and mixed-use
development project is consistent with the Mixed-Use and High-Density Land Use as depicted
in the Local Coastal Program Land Use Map.

2. The proposed project is consistent with the policies of the Local Coastal Program
and with the applicable provisions of the City Downtown District Zoning Ordinance. The
proposed 52-unit residential condominium and mixed-use project is consistent with the High-

Density Land Use as depicted in the Local Coastal Program Land Use Map.
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3. The proposed project is not located along the shoreline and will not obstruct any
existing or planned public beach access; therefore, the project is in conformance with the
policies of Chapter 3 of the Coastal Act. The project does not impede public access to the beach
because the subject site is located approximately 650 feet north of an existing pedestrian and
bicycle public access located off of Costa Pacifica Way. The project will retain and enhance the
existing public pedestrian/bicycle access along Costa Pacifica Way conﬁecting with the San
Luis Rey bike trail. The project will create a new public viewing platform adjacent to the
pedestrian/bicycle access route that will upgrade public and visitor amenities, providing an area
for public views overlooking the harbor and beach areas north of the San Luis Rey River.

SECTION 1. That Tentative Map (RT13-00001), Development Plan (RD13-00001),
Conditional Use Permits (RCUP13-00001 and RCUP13-00002), Variance (RV13-00001) and
Regular Coastal Permit (RRP13-00001) for the construction of a 52-unit residential
condominium and mixed-use project located on Costa Pacifica Way, west of North Coast
Highway are hereby approved subject to the following conditions;

Building:

1. Applicable Building Codes and Ordinances shall be based on the date of submittal for
Building Division plan check (Currently the 2013 California Building Code and 2013
California Electrical Code).

2. The granting of approval under this action shall in no way relieve the applicant/project
from compliance with all Current State and local building codes. Applicable Building
Codes and Ordinances shall be based on the date of submittal for Building Division plan
check.

3. The building plans for this project shall be prepared by a licensed architect or engineer
and shall be in compliance with this requirement prior to submittal for building plan
review.

4. Site development, common use areas, access and adaptability of condominiums shall
comply with the State’s Disabled Accessibility Regulations (2013 California Building
Code (CBC) Chapter 1 lA).’ X

5. All outdoor lighting shall meet Chapter 39 of the City Code (Light Pollution Ordinance)
and shall be shielded appropriately. Where color rendition is important high-pressure

“
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10.

11.

sodium, metal halide or other such lights may be utilized and shall be shown on final

building and electrical plans.

All electrical, communication, CATV, etc. service lines within the exterior lines of the

property shall be underground (City Code Sec. 6.30).

Compliance with the Federal Clean Water Act (BMP’s) shall be demonstrated on the

plans. Separate/unique addresses may be required to facilitate utility releases. Verification

that the addresses have been properly assigned by the City’s Planning Division shall
accompany the Building Permit appiication.

A complete Soils Report, Structural Calculations, & Ener_gy Calculations/documentation

shall be required at time of plans submittal to the Building Division for plan check.

A private sewer system design shall be submitted to the Building Division and approved

prior to the construction of the sewer system. If a gravity flow system is not used, an

engineered mechanical system shall be submitted and approved by all City of Oceanside

Departments.

Site development, parking, Restrooms, access into buildings and building interiors shall

comply with Part 2, Title 24, C.C.R. (Disabled Access — Residential and Nonresidential

buildings - D.S.A.).

The developer shall monitor, supervise and control all building construction and

supportive activities so as to prevent these activities from causing a public nuisance,

including, but not limited to, strict adherence to the following:

a) Building construction work hours shall be limited to between 7 a.m. and 6 p.m.
Monday through Friday, and on Saturday from 7 a.m. to 6 p.m. for work that is
not inherently noise-producing. Examples of work not permitted on Saturday are
concrete and grout pours, roof nailing and activities of similar noise-producing
nature. No work shall be permitted on Sundays and Federal Holidays (Ne\gv
Year’s Day, Memorial Day, July 4th, Labor Day, Thanksgiving Day, and
Christmas Day) except as allowed for emergency work under the provisions of the
Oceanside City Code Chapter 38 (Noise Ordinance).

b) The construction site shall be kept reasonably free of construction debris as

specified in Section 13.17 of the Oceanside City Code. Storage of debris in
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12.

13.
14.

15.

16.

17.

approved solid waste containers shall be considered compliance with this
requirement. Small amounts of construction debris may be stored on site in a neat,
safe manner for short periods of time pending disposal.
Separate/unique addresses will/may be required to facilitate utility releases.
Verification that the addresses have been properly assigned by the City’s Planning
Division shall accompany the Building Permit application. |
Fire sprinklers are required for all R-2 occupancies [CBC903.2.7].
Setbacks and Type of Construction must comply with the 2013 California Building Code.
Exterior openings less than five feet from the property line shall be protected per table 704-
8 of the CBC code. \
All wired glass windows or doors between three and five feet from the property line shall
meet requirements of the 2013 CBC table 715.5 and 715.5.3.
As part of the plan check submittal for a building permit, submit a “plat” drawing depicting
the first floor elevations for each segment, the locations of the points where the floor level
is 6 feet above grade, and the lowest elevation within 5 feet from the building for each
segment. .
Building levels below grade (on all sides) shall be provided with a mechanical drainage to

an approved location/receptor.

Engineering:

18.

19.

20.

"

For the demolition of any existing structure or surface improvements; grading plans shall
be submitted and erosion control plans be approved by the City Engineer prior to the
issuance of a demolition permit. No demolition shall be permitted without an approved
erosion control plan.

Design and construction of all improvements shall be in accordance with the City of
Oceanside Engineers Design and Processing Manual, City Ordinances, and standard
engineering and specifications of the City of Oceanside and subject to approval by the City
Engineer.

All right-of-way alignments, street dedications, exact geometrics and width shall be
dedicated and constructed or replaced as required by the City Engineer.
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21.

22.

23.

24.

25.

The tract shall be recorded as one. A construction-phasing plan for the construction of on-
site public and private improvements shall be reviewed and approved by the City Engineer
prior to the recordation of the final map. Prior to the issuance of any building permits all
off-site improvements including landscaping, landscaped medians, frontage improvements
shall be under construction to the satisfaction of the City Engineer. Prior to issuance of any
certificates of occupancy the City Engineer shall require the dedication and construction of
necessary utilities, arterials and streets and other improvements outside the area of any
particular final map, if such is needed for circulation, parking, access or for the welfare or
safety of future occupants of the development. The boundaries of any multiple ﬁpal map

increment shall be subject to the approval of the City Engineer.

Provide the City of Oceanside with a certification from each public utility and each public

entity owning easements within the proposed project stating that: (a) they have received
from the owner/developer a copy of the proposed map; (b) they object or do not object to
the filing of the map without their signature; (c) in case of a street dedication affected by
their existing easement, they will sign a "subordination certificate" or "joint-use certificate"
on the map when required by the governing body. In addition, the owner/developer shall
furnish proof to the satisfaction of the City Engineer that no new encumbrances have been
created that would subordinate the City's interest over areas to be dedicated for public road
purposes since submittal of the project.

Pursuant to the State Map Act, improvements shall be required at the time of development.
A covenant, reviewed and approved by the City Attorney, shall be recorded attesting to
these improvement conditions and a certificate setting forth the recordation shall be placed
on the map.

Prior to approval of the final/parcel map or any increment, all improvement requirements,
within such increment or outside of it if required by the City Engineer, shall be covered by

a Subdivision Improvement Agreement and secured with sufficient improvement securities

or bonds guaranteeing performance and payment for labor and materials, setting of
monuments, and warranty against defective materials and workmanship.
If a subdivider is required under this division or any other provision of law to make a

dedication for specified public purposes on a final map, the local agency shall specify

10
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26.

27.

28.

29.

30.

31.

whether the dedication is to be in fee for public purposes or an easement for public
purposes.

A traffic control plan shall be prepared according to the City traffic control guidelines and
approved to the satisfaction of the City Engineer prior to the start of work within the public
right-of-way. Traffic control during construction of streets that have been opened to public
traffic shall be in accordance with construction signing, marking and other protection as
required by the Caltrans Traffic Manual and City Traffic Control Guidelines. Traffic
control plans shall be in effect from 8:00 a.m. to 3:30 p.m. unless approved otherWise.
Costa Pacifica Way along the property frontage shall be constructed per the public road
standards. Costa Pacifica Way shall provide a minimum of 10 feet parkway between the
face of curb and the property line, inclusive of public access sidewalks, retaining walls,
planters, landscaping, fencing, utility appurteriances and other improvements occurring
behind the face of curb. Sidewalk improvements shall comply with ADA requirements.
Minimum curb return radius shall comply with the City of Oceanside Engineers Design
and Processing Manual.

Sight distance requirements at the project driveway at Costa Pacifica Way shall conform to
the City’s corner sight distance criteria.

Costa Pacifica Way shall be constructed or replaced as required the City Engineer. Any
existing pavement, concrete curb, gutter, driveways, pedestrian ramps and sidewalk within

the project, or adjacent to the project boundary that are already damaged or damaged

during construction of the project, shall be repaired or replaced as directed by the City

Engineer.

This project's driveway shall remain private and shall be maintained by an association. The
pavement sections, traffic indices shall be based on approved geotechnical report and in
compliance with the City of Oceanside Engineers Design and Processing Manual. The
private project driveway alignments, grade breaks and geometric layouts shall meet the
City of Oceanside Engineers Design and Processing Manual. The grade breaks must not
exceed the grade break as shown on the City Standard Drawing T-2.

Pavement sections for the private driveway and parking areas shall be based upon approved

soil tests and traffic indices. The pavement design is to be prepared by the

11
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32.

33.

34.

owner/déveloper’s soil engineer and must be in compliance with the City of Oceanside

Engineers Design and Processing Manual and be approved by the City Engineer, prior to

paving.

Prior to the issuance of a grading permit, the owner/developer shall notify and host a

neighborhood meeting with all of the property owners located within 300 feet of the project

site, to inform them of the grading and construction schedule, and to answer questions.

Where proposed off-site improvements, including but not limited to slopes, public utility

facilities, and drainage facilities, are to be constructed, the owner/developer shall, at his

own expense, obtain all necessary easements or other interests in real property and shall
dedicate the same to the City of Oceanside as required. The owner/developer shall provide
documentary proof satisfactory to the City of Oceanside that such easements or other
interest in real property have been obtained prior to the approval of the final map and or
issuance of any grading, building or improvement permit for this development.

Additionally, the City of Oceanside, may at its sole discretion, require that the

owner/developer obtain at his sole expense a title policy insuring the necessary title for the

easement or other interest in real property to have vested with the City of Oceanside or the
owner/developer, as applicable.

The owner/developer shall monitor, supervise and control all construction and

construction-supportive activities, so as to prevent these activities from causing a public

nuisance, including but not limited to, insuring strict adherence to the following:

a) Dirt, debris and other construction material shall not be deposited on any public
street or within the City’s storm water conveyance system.

b) All grading and related site preparation and construction activities shall be limited
to the hours of 7 AM to 6 PM, Monday through Friday. No engineering related
construction activities shall be conducted on Saturdays, Sundays or legal holidays
unless written permission is granted by the City Engineer with specific limitations
to the working hours and types of permitted operations. All on-site construction
staging areas shall be as far as possible (minimum 100 feet) from any existing
residential development. Because construction noise may still be intrusive in the

evening or on holidays, the City of Oceanside Noise Ordinance also prohibits “any

12
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35.

36.

37.

38.

disturbing excessive or offensive noise which causes discomfort or annoyance to
reasonable persons of normal sensitivity.” A
c) The construction site shall accommodate the parking of all motor vehicles used by
persons working at or providing déliveries to the site. An alternate parking site can
be considered by the City Engineer in the event that the lot size is too small and
cannot accommodate parking of all motor vehicles. |
d) The owner/developer shall complete a haul route permit application (if required for
import/export of dirt) and submit to the City of Oceanside Engineering Division
forty feight hours (48) in advance of beginning of work. Hauling operations (if
required) shall be 8:00 A.M. to 3:30 P.M. unless approved otherwise.
It is the responsibility of the owner/developer to evaluate and determine that all soil
imported as part of this development is free of hazardous and/or contaminated material as
defined by the City and the County of San Diego Department of Environmental Health.
Exported or imported soils shall be properly screened, tested, and documented regarding
hazardous contamination.
The approval of the tentative map shall not mean that proposed grading or improvements
on adjacent properties (including any City properties/right-of-way or easements) is granted
or guaranteed to the owner/developer. The owner/developer is responsible for obtaining
permission to grade to construct on adjacent properties. Should such permission be denied,
the tentative map shall be subject to going back to the public hearing or subject to a
substantial conformity review.
Prior to any grading of any part of the tract or project, a comprehensive soils and geologic
investigation shall be conducted of the soils, slopes, and formations in the project. All
necessary measures shall be taken and implemented to assure slope stability, erosion
control, and soil integrity. No grading shall occur until a detailed grading plan, to be
prepared in accordance with the Grading Ordinanbe and Zoning Ordinance is approved by
the City Engineer.
The owner/developer shall place a covenant on the non-title sheet of the final map agreeing
to the following: “The present or future owner/developer shall indemnify and save the City

of Oceanside, its officers, agents, and employees harmless from any and all liabilities,

13
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39.

40.

4].

42.

43.

claims arising from any landslide on this site”.

A precise grading and private improvement plan shall be prepared, reviewed, secured and
approved prior to the issuance of any building permits. The plan shall reflect all pavement,
flatwork, landscaped areas, special surfaces, curbs, gutters, medians, striping, and signage,
footprints of all structures, walls, drainage devices and utility services. Ground level and
underground parking lots striping and any on site traffic calming devices shall be shown on
all precise grading and private improvement plans.

Prior to issuance of building permit, the owner/developer shall provide a pad certification
to satisfaction of ‘Fhe City Engineer.

This project shall provide year-round erosion control including measures for the site
required for the phasing of grading. Prior to the issuance of grading permit, an erosion
control plan, designed for all proposed stages of constructiﬁon, shall be reviewed, secured by

the owner/developer with cash securities or a letter of credit and approved by the City

" Engineer.

Landscaping plans, including plans for the construction of walls, fences or other structures
at or near intersections, must conform to intersection sight distance requirements.
Landscape and irrigation plans for disturbed areas shall be submitted to the City Engineer
prior to the issuance of a preliminary grading permit and approved by the City Engineer
prior to the issuance of building permits. Frontage and median landscaping shall be
installed and established prior to the issuance of any certificates of occupancy. Securities
shall be required only for landscape items in the public right-of-way. Any project fences,
sound or privacy walls and monument entry walls/signs shall be shown on, bonded for and
built from the landscape plans. These features shall also be shown on the precise grading
plans for purposes of location only. Plantable, segmental walls shall be designed, reviewed
and constructed by the grading plans and landscaped/irrigated through project landscape
plans. All plans must be approved by the City Engineer and a pre-construction meeting
held, prior to the start of any improvements.

Shoring is required for the construction of the proposed development. The shoring design
plans and structural calculations shall be submitted concui‘rently with the precise grading

plan.

14
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44,

45.

46.

47.

48.

49.

The drainage design shown on the tentative map, site plan or preliminary grading plan, and
the drainage report for this tentative map/development plan is conceptual only. The final
drainage report and drainage design shall be based upon a hydrologic/hydraulic study that

is in compliance with the latest San Diego County Hydrology and Drainage Manual to be

approved by the City Engineer during final engineering. All drainage picked up in an

underground system shall remain underground until it is discharged into an approved
channel, or as otherwise approved by the City Engineer. All public storm drains shall be
shown on City' standard plan and profile sheets. All storm drain easements shall be
dedicated where required. The owner{developer shall be responsible for obtaining any off-
site easements for storm drainage facilities.

Drainage facilities shall be designed and installed to adequately accommodates the local
storm water runoff and shall be in accordance with the San Diego County Hydrology and
Design Manual and in compliance with the City of Oceanside Engineers Design and
Processing Manual to the satisfaction of the City Engineer.

The owner/developer shall place a covenant on the non-title sheet of the final map and on
the grading plan agreeing to the following: “The present or future owner/developer shall
indemnify and save the City of Oceanside, its officers, agents, and employees harmless
from any and all liabilities, claims arising from any flooding that occurs on this site, and
any flooding that is caused by this site impacting adjacent properties”.

Storm drain facilities shall be designed and located such that the inside travels lanes on
streets with collector or above design criteria shall be passable during conditions of a 100-
year frequency storm.

Sediment, silt, grease, trash, debris, and/or pollutants shall be collected on-site and disposed
of in accordance with all state and federal requirements, prior to stormwater discharge
either off-site or into the City drainage system.

The owner/developer shall comply with the provisions of National Pollution Discharge
Elimination System (NPDES) General Permit for Storm Water Discharges Associated with
Construction Activity (General Permit) Water Quality Order 2009-0009-DWQ. The
General Permit continues in force and effect until a new General Permit is issued or the

State Water Resources Control Board (SWRCB) rescinds this General Permit. Only those
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50.

owner/deVelopers authorized to discharge under the expiring General Permit are covered by
the continued General Permit. Construction activity subject to the General Permit includes
clearing, grading, and disturbances to the ground such as stockpiling, or excavation that
results in land disturbances of equal to or greater than one acre. The owner/developer shall
obtain coverage under the General Permit by submitting a Notice of Intent (NOI) and
obtaining a Waste Discharge Identification Number (WDID#) from the SWRCB. In
addition, coverage under the General Permit shall not occur until an adequate SWPPP is
developed for the pfoject as outlined in Section A of the General Permit. The site specific
SWPPP shall be maintained on the project‘ site at all times. The SWPPP shall be provided,
upon request, to the United States Environmental Protection Agency (USEPA), SWRCB,
Regional Water Quality Control Board (RWQCB), City of Oceanside, and other applicable
governing regulatory agencies. The SWPPP is considered a report that shall be available to
the public per the RWQCB under section 308(b) of the Clean Water Act. The provisions of
the General Permit and the site specific SWPPP shall be continuously implemented and
enforced until the owner/developer obtains a Notice of Termination (NOT) from the
SWRCB. The owner/developer is required to retain records of all monitoring information,
copies of all reports required by this General Permit, and records of all data used to
complete and obtain the NOT for all construction activities to be covered by the General
Permit for a period of at least three years from the date generated.

Following the City Engineer’s determination that Storm Water Mitigation Plan (SWMP) is
deemed complete and prior to issuance of grading permits, the owner/developer shall
submit and obtain approval of an Operation & Maintenance (O&M) Plan to the satisfaction
of the City Engineer. The O&M Plan shall include an approved and executed Maintenance
Mechanism pursuant to Section 5 of the Standard Urban Storm Water Mitigation Plan
(SUSMP). The O&M shall satisfy the minimum Maintenance Requirements pursuant to
Section 5 of the SUSMP. At a minimum the O&M Plan shall include the designated
responsible party to manage the storm water BMP(s), employee training program and
duties, operating schedule, maintenance frequency, routine service schedule, specific
maintenance activities, copies of resource agency permits, cost estimate for implementation

of the O&M Plan, a non-refundable cash security to provide maintenance funding in the

16




N N N N NN N N N o e e e e e e e e
0 N N L R W= O O 0 Y N R WY =D

\O ©o ~N A kW N =

51.

52.

53.

54.

event of noncompliance to the O&M Plan, and any other necessary elements. The
owner/developer shall provide the City with access to site for the purpose of BMP
inspection and maintenance by entering into an Access Rights Agreement with the City.
The owner/developer shall complete and maintain O&M forms to document all operation,
inspection, and maintenance activities. The owner/developer shall retain records for a
minimum of 5 years. The records shall be made available to the City upon request.

The owner/developer shall enter into a City-Standard Stormwater Facilities Maintenance
Agreement (SWFMA) with the City obiiging the owner/developer to maintain, repair and
replace the Storm Water Best Management Practices (BMPg) identified in the project’s
deemed complete SWMP, as detailed in the O&M Plan into perpetuity. The Agreement
shall be approved by the City Attorney prior to issuance of any precise grading permit and
shall be recorded at the County Recorder’s Office prior to issuance of any building permit.
A non-refundable Security in the form of cash shall be required prior to issuance of a
precise grading permit. The amount of the non-refundable security shall be equal to 10
years of annual maintenance costs, as identified by the O&M Plan, but not to exceed a total
of $25,000.

At a minimum, maintenance agreements shall require the staff training, inspection and
maintenance of all BMPs on an annual basis. The owner/developer shall complete and
maintain O&M forms to document all maintenance activities. Parties responsible for the
O&M plan shall retain records at the subject property for at least 5 years. These documents
shall be made available to the City for inspection upon request at any time.

The Agreement shall irllclude a copy of executed onsite and offsite access easement and or
access rights necessary for the operation and maintenance of BMPs that shall be binding on
the land throughout the life of the project to the benefit of the party responsible for the
O&M of BMPs, satisfactory to the City Engineer. The agreement shall also include a copy
of the deemed complete O&M Plan.

The BMPs described in the project’s deemed complete SWMP shall not be altered in any
way, unless reviewed and approved to the satisfaction of the City Engineer. The
determination of whatever action is required for changes to a project’s deemed complete

SWMP shall be made by the City Engineer.
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55.

56.

57.

58.

59.

60.

61.

The Owner/developer shall provide a copy of the title/cover page of a deemed complete
SWMP with the first engineering submittal package. The SWMP shall be prepared by the
owner/developer’s Civil Engineer. All Stormwater documents shall be in compliance with
the latest edition of submission requirements.

Prior to any occupancy permit, the developer/owner shall construct each and all of the
structural BMPs and operating in compliance with all of its specifications, plan, permits,
Ordinances, and the requirement of the State Regional Water Quality Control Board
(RWQCB), Order No. R9-2013-0001. .

Open space areas and down-sloped areas visible from a collectoy—level or above roadway
and not readily maintained by the property owner, shall be maintained by a homeownets'
association that will insure installation and maintenance of landscaping in perpetuity.
These areas shall be indicated on the final map and reserved for an association. Future
buyers shall be made aware of any estimated monthly costs. The disclosure, together with
the CC&R's, shall be submitted to the City Engineer for review prior to the recordation of
final map.

All existing overhead utility lines within the development and/or within any full width
subdivision/development/project, and all new extension services for the development of the
project, including but not limited to, electrical, cable and telephone, shall be placed
underground per Section 901.G. of the Subdivision Ordinance (R91-166) and as required
by the City Engineer and current City policy.

The owner/developer shall obtain any necessary permits, and clearances from all public _
agencies having jurisdiction over the project due to its type, size, or location, including but
not limited to the U. S. Army Corps of Engineers, California Department of Fish & Game,
U. S. Fish and Wildlife Service and/or San Diego Regional Water Quality Control Board
(including NPDES), San Diego County Health Department, prior to the issuance of grading
permits.

The owner/developer shall comply with all the provisions of the City's cable television
ordinances including those relating to notification as required by the City Engineer.
Approval of this development project is conditioned upon payment of all applicable impact
fees and connection fees in the manner provided in chapter 32B of the Oceanside City

Code. All traffic signal fees and contributions, highway thoroughfare fees, park fees,
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62.

63.

64.

reimbursements, and other applicable charges, fees and deposits shall be paid prior to
recordation of the map or the issuance of any building permits, in accordance with City
Ordinances and policies. The owner/developer shall also be required to join into,
contribute, or participate in any improvement, lighting, or other special district affecting or
affected by this project. Approval of the tentative map (project) shall constitute the
owner/developer's approval of such payments, and his agreement to pay for any other
similar assessments or charges in effect when any increment is submitted for final map or
building permit approval, and to join, contribute, and/or participafe in such districts.

Upon acceptance of any fee waiver or reduction by the owner/developer, the entire project
will be subject to prevailing wage requirements as specified by Labor Code section 1720(b)
(4). The owner/developer shall agree to execute a form acknowledging the prevailing wage
requirements prior to the granting of any fee reductions or waivers.

The approval of the tentative map shall not mean that closure, vacation, or abandonment of
any public street, right-of-way, easement, or facility is granted or guaranteed to the
owner/developer. The owner/developer is responsible for applying for all closures,
vacations, and abandonments as necessary. The application(s) shall be reviewed and
approved or rejected by the City of Oceanside under separate process (es) per codes,
ordinances, and policies in effect at the time of the application. The City of Oceanside
retains its full legislative discretion to consider any application to vacate a public street or
right-of-way.

In the event that the conceptual plan does not match the conditions of approval, the

resolution of approval shall govern.

Landscaping:

65.

Landscape plans, shall meet the criteria of the City of Oceanside Landscape Guidelines and
Specifications for Landscape Development (latest revision), Water Conservation Ordinance
No.(s) 91-15 and 10-Ordinance 0412, Engineering criteria, City code and ordinances,
including the maintenance of such landscaping, shall be reviewed and approved by the City
Engineer prior to the issuance of building permits. Landscaping shall not be installed until
bonds have been posted, fees paid, and plans signed for final approval. A landscape pre-

construction meeting shall be conducted by the landscape architect of record, Public Works
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Inspector, developer or owner’s representative and landscape contractor prior to

commencement of the landscape and irrigation installation. The following landscaping

requirements shall be required prior to plan approval and certificate of occupancy:

a)

b)

d)

g

Final landscape plans shall accurately show placement of all plant material such as
but not limited to trees, shrubs, and groundcovers.

Landscape Architect shall be aware of all utility, sewer, gas, water, and storm drain
lines and utility easements and place planting locations accordingly to meet City of
Oceanside requirements. .

All required landscape areas shall be maintained by owner, project homeowner
association or successor of the project. Landscape areas shall include all publi;:
rights-of-way or public utility easement parallel with Costa Pacifica Way, including
the median(s) and parkways. The landscape areas shall be maintained per City of
Oceanside requirements.

Proposed landscape species shall fit the site and meet climate changes indicative to
their planting location. The selection of plant material shall also be based on
cultural, aesthetic, and maintenance considerations. In addition proposed landscape
species shall be low water users as well as meet all Fire Department requirements.
Evergreen shrubs and vines as shown on the approved Conceptual Landscape Plan
shall be required to help screen the proposed sewer lift stations north of Costa
Pacifica Way. Plant material shall be planted from 5-gallon size container stock.

If existing trees located around the proposed sewer lift station require removal tree
mitigation shall be required. New trees shall be replaced on a 1:1 ratio of diameter
lost. The existing trees shall be measured at a diameter at breast height (DBRH), 54-
inches above finished grade. A minimum of 24-box size containers trees shall be
required for replacement.

Along Costa Pacifica Way where the new driveway cut and retaining walls are
being proposed shall require coordination with Renaissance Terrace Homeowner
Association. The existing landscape and irrigation shall be repaired and replaced in
kind and size. The existing irrigation system shall remain functional to provide

coverage to the remaining existing landscape throughout construction activities.
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h)

i)

k)

)

p)

Prior to demolition apd disconnection of the existing irrigation, contact homeowner
president, Mr. Gary Broome at (760) 803-9193.

The proposed landscape within the easement areas of SDG&E shall require a
written approval letter from SDG&E Sempra Utilities and submitted to the City
Engineer prior to the approval of the landscape construction drawings.

All planting areas shall be prepared and implemented to the required depth with
appropriate soil amendments, fertilizers, and appropriate supplements based upon a
soils report from an agricultural suitability soil sample taken from the site. '
Ground covers or bark mulch shall fill in between the shrubs to shield the soil from
the sun, evapotranspiration and run-off. All the flower and shrub beds shall be
mulched to a 3” depth to help conserve water, lower the soil temperature and
reduce weed growth.

The shrubs shall be allowed to grow in their natural forms. All landscape
improvements shall follow the City of Oceanside Guidelines.

Root barriers shall be installed adjacent to all paving surfaces, where a paving
surface is located within 6 feet of a trees trunk on site (private) and within 10 feet of
a trees trunk in the right-of-way (public). Root barriers shall extend 5 feet in each
direction from the centerline of the trunk, for a total distance of 10 feet. Root
barriers shall be 24 inches in depth. Installing a root barrier around the tree’s root
ball is unacceptable.

All fences, gates, walls, stone walls, retaining walls, and plantable walls shall
obtain planning department approval for these items in the conditions or application
stage prior to 1st submittal of working drawings. ,

For the planting and placement of trees and their distances from hardscape and
other utilities/ structures the landscape plans shall follow the City of Oceanside’s
(current) Tree Planting Distances and Spacing Sfandards.

An automatic irrigation system shall be installed to provide coverage for all
planting areas shown on the plan. Low volume equipment shall provide sufficient
water for plant growth with a minimum water loss due to water run-off.

Irrigation systems shall use high quality, automatic control valves, controllers and
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other necéssary irrigation equipment. All components shall be of non-corrosive
material. All drip systems shall be adequately filtered and regulated per the
manufacturer’s recommended design parameters.

All irrigation improvements shall follow the City of Oceanside Guidelines and
Water Conservation Ordinance.

The landscape plans shall match all plans affiliated with the project.

Landscape construction drawings are required to implement -approved Fire
Department regulations, codes, and standards at the time of plan approval.
Landscape plans shall comply with Biological and/or Geotechnical reports, as
required, shall match the grading and improvement plans, comply with SWMP Best
Management Practices and meet the satisfaction of the City Engineer.

Existing landscaping on and adjacent to the site shall be protected in place and
supplemented or replaced to meet the satisfaction of the City Engineer.

All landscaping, fences, walls, etc. on the site, in medians within the public right-
of-way or public utility easement and within any adjoining public parkways and
medians (parallel to Costa Pacifica Way) shall be permanently maintained by the
owner, project homeowner association, his assigns or any successors-in-interest in
the property. The maintenance program shall include: a) normal care and irrigation
of the landscaping b) repair and replacement of plant materials (including interior
trees and street trees) c) irrigation systems as necessary d) general cleanup of the
landscaped and open areas e) parking lots and walkways, walls, fences, etc. f)
pruning standards for street trees shall comply with the International Society of
Arboriculture (ISA) Standard Practices for Tree Care Operatiohs — ANSI A300,
Appendix G: Safety Standards, ANSI Z133; Appendix H; and Tree Pruning
Guidelines, Appendix F (most current edition). Failure to maintain landscaping
shall result in the City taking all appropriate enforcement actions including but not
limited to citations. This maintenance program condition shall be recorded with a
covenant as required by this resolution.

In the event that the conceptual landscape plan (CLP) does not match the conditions

of approval, the resolution of approval shall govern.
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Fire:

66.

67.

68.

69.

70.
71.

72.
73.
74.

75.

76.

77.

78.

79.

Submit a copy of as-built plans on a CD for all projects on the job site. A site plan
indicating the fire access and hydrant locations must also be submitted on CD Rom.

Fire Department requirements shall be placed on plans in the notes section.

Fire flow shall be determined at the time of building permit application.

An approved fire sprinkler system must be installed throughout the building.

Approved Class I standpipe system connected to the fire sprinkler system required.

The fire department connection shall be located on the address side of the building — unless

otherwise determined by the Fire Department and must be within 40 feet of a public fire
hydrant. The hydrant shall be located on the same side of the street and drive aisle as the
fire department connection. |

Provide a manual fire alarm system with occupant notification.

Provide a fire master plan (FMP) at the time of building permit submittal.

In accordance with the Oceanside Fire Code Section 505, approved addresses for
commercial, industrial, and residential occupancies shall be placed on the structure in such
a position as to be plainly visible and legible from the street or roadway fronting the
property. Numbers shall be contrasting with their background and meet the current City of
Oceanside size and design standard. Show building address numbers on the elevation plan.
Multiple-unit complexes require address directory boards that are visible from the main
entrance.

Plans shall be submitted to the Fire Prevention Bureau for plan check review and approval
prior to the issuance of building permits.

A lighted directory map shall be installed at each driveway entrance to multi-unit
residential projects in excess of 15 units.

Except as otherwise provided, no person shall own, erect, construct or occupy any building
or structure, or any part thereof, or cause the same to be done, which fails to support
adequate radio coverage for City emergency service workers operating on the S00MHz
Countywide Coordinated Communication System, or the current radio system in use.
Smoke alarms required per 2010 California Fire Code, California Building Code and

California Residential Code.
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81.

82.
83.

Carbon monoxide alarms réquired per 2010 California Fire Code, California Building Code
and California Residential Code. ‘

Fire apparatus access roads shall be designed and maintained to support the imposed loads
of fire apparatus not less than 78,000 lbs and shall be provided with an approved paved
surface to provide all-weather driving capabilities.

The gradient for a fire apparatus access roadway shall not exceed 12 percent.

All security gates shall have a Knox-box override and as required have strobe activation

caf)ability.

Planning:

84.

85.

86.

This Tentative Map (R;F13-00001), Development Plan (RD13-00001), Regular Coastal
Permit (RRP13-00001), Variance (RV13-00001) and Conditional Use Permits (RCUP13-
00001 and RCUP13-00002) shall expire on October 15, 2016, unless implemented as
required by the Zoning Ordinance. ,
This Tentative Map, Development Plan, Variance, Conditional Use Permit and Regular
Coastal Permit approve for the construction of a 52-uﬁit residential condominium and
mixed-use commercial development as shown on the plans and exhibits presented to the
Community Development Commission for review and approval. No deviation from these
approved plans and exhibits shall occur without City Planner approval. Substantial
deviations shall require a revision to the Tentative Map, Development Plan, Conditional
Use Permit, Variance, and Regular Coastal Permit or a new Tentative Map, Development
Plan, Conditional Use Permit, Variance, and Regular Coastal Permit.

The applicant, permittee or any successor-in-interest shall defend, indemnify and hold

harmless the City of Oceanside, its agents, officers or employees from any claim, action or

proceeding against the City, its agents, officers, or employees to attack, set aside, void or
annul an approval of the City, concerning Tentative Map (RT13-00001), Development Plan
(RD13-00001), Regular Coastal Permit (RRP13-00001), Variance (RV13-00001) and
Conditional Use Permits (RCUP13-00001 and RCUP13-00002). The City will promptly
notify the applicant of any such claim, action or proceeding against the City and will
cooperate fully in the defense. If the City fails to promptly notify the applicant of any such

claim action or proceeding or fails to cooperate fully in the defense, the applicant shall not,
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87.

88.

89.

90.

o1.

92.

93.

94.

/1

thereafter, be responsible to defend, indemnify or hold harmless the City.

All mechanical rooftop and ground equipment shall be screened from public view as
required by the Zoning Ordinance. The roof jacks, mechanical equipment, screen and
vents shall be painted with non-reflective paint to match the roof. This information shall be
shown on the building plans.

Front yard landscaping with a complete irrigation system, in compliance with Water
Conservation Ordinance No. 91-15, shall be required.

All multi-family unit dWelling projects shall dispose of or recycle solid waste in a manner
provided in City Ordinance 13.3. '

A letter of clearance from the affected school district in which the property is located shall
be provided as required by City policy at the time building permits are issued.

A covenant or other recordable document approved by the City Attorney shall be prepared
by the applicant developer and recorded prior to the issuance of building permits. The
covenant shall provide that the property is subject to this resolution, and shall generally list
the conditions of approval.

Prior to the issuance of building permits, compliance with the appiicable provisions of the
City's anti-graffiti (Ordinance No. 93-19/Section 20.25 of the City Code) shall be reviewed
and approved by the Development Services Department. These requirements, including
the obligation to remove or cover with matchirig paint all graffiti within 24 hours, shall be
noted on the Landscape Plan and shall be recorded in the form of a covenant affecting the
subject property.

Prior to the transfer of ownership and/or operation of the site the owner shall provide a
written copy of the appliéations, staff report and resolutions for the project to the new
owner and or operator. This notification's provision shall run with the life of the project
and shall be recorded as a covenant on the property.

Failure to meet any conditions of approval for this development shall constitute a violation
of the Tentative Map (RT13-00001), Development Plan (RD13-00001), Regular Coastal
Permit (RRP13-00001), Variance (RV13-00001) and Conditional Use Permits (RCUP13-
00001 and RCUP13-00002).
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95.

96.

97.

98.

99.

100.

Unless expressly waived, all current zoning standards and City ordinances ‘and policies in
effect at the time building permits are issued are required to be met by this project. The
approval of this project constitutes the applicant's agreement with all statements in the
Descﬁption and Justification, and other materials and information submitted with this
application, unless specifically waived by an adopted condition of approval.

The developer’s construction of all walls associated with the project shall be in
conformance with the approved Development Plan and Variance. Any substantial change
in any aspect of wall design from the approved Development Plan with Variance shall
require a revision to the Development Plan and Yariance or a new Development Plan and
Variance.

If any aspect of the project fencing and walls is not covered by an approved Development
Plan and Variance, the construction of fencing and walls shall conform to the development
standards of the City Zoning Ordinance. In no case, shall the construction of fences and
walls (including combinations thereof) exceed the limitations of the zoning code, unless
expressly granted by a Variation or other development approval.

A set of building plans shall be reviewed and approved by the Development Services
Department prior to the issuance of building permits.

Elevations, siding materials, colors, roofing materials, unit types and floor plans shall be
substantially the same as those approved by the Community Development Commission.
These shall be shown on plans submitted to the Building Division and Development
Services Department.

An association of homeowners (HOA) shall be formed and Covenants, Conditions and
Restrictions (CC&R’s) shall provide for the maintenance of all common open space, and
commonly owned fences and walls and adjacent parkways. The maintenance shall include
normal care and irrigation of landscaping, repair and replacement of plant material and
irrigatioh systems as necessary; and general cleanup of the landscaped and open area,
parking lots and walkways. The CC&R’s shall be subject to the review and approval of the
City Attorney ‘l.arior to the approval of the final map. The CC&R’s are required to be
recorded prior to or concurrently with the final map. Any amendments to the CC&R’S in

which the association relinquishes responsibility for the maintenance of any common open
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101.

/1

- space shall not be permitted without the specific approval of the City of Oceanside. Such a

clause shall be a part of the CC&R’s. The CC&R’s shall also contain provisions for the

following:

a)

b)

©)
d)

The subterranean garage parking shall be exclusive to the residential and
commercial occupancy of the site and shall not be shared or used by any other
occupancy.

Prohibition of parking or storage of recreational vehicles, trailers, or boats.
Maintenance of all common areas, and on-site and frontage landscaping.

Trash collection either at street level or within a subterrapean garage and the

funding mechanism.

The project shall prepare a Management Plan. The Management Plan is subject to the

review and approval of the City Planner and the Police Chief prior to the occupancy of the

project, and shall be recorded as CC&R's against the property. The Management Plan shall

cover the following:

a)

b)

Security - The Management Plan, at a minimum, shall address on-site management,
hours-of-operation and measures for providing appropriate security for the project
site.

Maintenance - The Management Plan shall cover, but not be limited to anti-graffiti
and site and exterior building, landscaping, parking lots, sidewalks, walkways and
overall site maintenance measures and shall ensure that a high standard of
maintenance at this site exists at all times. The maintenance portion of the
management plan shall include a commitment for the sweeping and cleaning of
parking lots, sidewalks and other concrete surfaces at sufficient intervals to
maintain a “like new” appearance. Wastewater, sediment, trash or other pollutants
shall be collected on site and properly disposed of and shall not be discharged off
the property or into the City’s storm drain system. 7

Any graffiti within the center shall be removed by the center management or its
designated representative within 24 hours of occurrence. Any new paint used to

cover graffiti shall match the existing color scheme.
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102.

103.

104.

!

This project is subject to the provisions of the Local Coastal Plan for Coastal Housing. The
developer shall obtain a Coastal Affordable Housing Permit from the Director of Housing
and Neighborhood Services prior to issuance of building permits or recordation of a final
map, whichever occurs first.
A trash enclosure must be provided as required by Chapter 13 of the City Code and shall
also include additional space for storage and collection of recyclable materials per City
standards. Recycling is required by City Ordinance. The enclosure must be built in a flat,
accessible location as determined by the City Engineer. The enclosure shall meet City
standards for trash enclosures. All driveways and service access areas must be designed to
sustain the weight of a service vehicle as determined by the City Engineer. Trash
enclosures, drivéways and service access areas shall be shown on both the improvement
and landscape plans submitted to the City Engineer. All other specifications shall be
reviewed and approved by the City Engineer. A service agreement with the City’s waste
disposal contractor must be signed by the property owner and shall remain in effect for the
life of the project. This agreement will outline responsibility and cost to move the trash and
recycling bins to the street on the trash collection days. It will also be the developer’s
responsibility to have the trash and recycling bins removed from the street within three
hours of the pick-up. The handling of all of the trash and recycled materials within a project
will be clearly identified within the Management Plan is subject to the review and approval
of the Development Services Department and Waste Management prior to the issuance of a
building permit, and shall be recorded as CC&R's against the property. This design shall
be shown on the la\ndscape plans or the architecture plans and shall be approved by the
Development Services Department.
Prior to the issuance of a building permit, the applicant and landowner, shall execute and
record a covenant, in a form and content acceptable to the City Attorney, which shall
provide:
a) That the applicant understands that the site may be subject to extraordinary hazard
from waves during storms and from erosion and the applicant assumes the liability

from those hazards.
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b) That the applicant unconditionally waives any claim of liability on the part of the
City and agrees to defend and indemnify and hold harmless the City and its
advisors relative to the City’s approval of the project for any damage due to natural

hazards.

Water Utilities:

105.

106.

107.

108.

‘1009.

110.

111.

112.

113.

All public water and/or sewer facilities not located within the public right-of-way shall be
provided with easements sized according to the Water, Sewer, and Reclaimed Water
Design Construction Manual. Easements shall be constructed for all weather access.

No trees, structures or building overhang shall be located within any water or wastewater
utility easement. |

The property owner will maintain private water and wastewater utilities located on private
property.

Water services and sewer laterals constructed in existing right-of-way locations are to be
constructed by approved and licensed contractors at developer’s expense.

The developer will be responsible for developing all water and sewer utilities necessary :[o
develop the property. Any relocation of water and/or sewer utilities is the responsibility of
the developer and shall be done by an approved licensed contractor at the developer’s
expense. | ‘

All lots with a finish pad elevation located below the elevation of the next upstream
manhole cover of the public sewer shall be protected from backflow of sewage by installing
and maintaining an approved type backwater valve, per the Uniform Plumbing Code
(U.P.C.).

Water and Wastewater Buy-in fees and the San Diego County Water Authority Fees are to
be paid to the City and collected by the Water Utilities Department at the time of Building
Permit issuance.

All Water and Wastewater construction shall conform to the most recent edition of the
Water, Sewer, and Reclaimed Water Design and Construction Manual, or as approved by
the Water Utilities Director.

Each building shall be metered individually by the City of Oceanside. All condominium

units within this development shall be sub-metered by a private company to comply with
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the Water Conservation Master Plan.

All new development of multi-family residential units shall include hot water pipe
insulation and installation of a hot water re-circulation device or design to provide hot
water to the tap within 15 seconds in accordance with City of Oceanside Ordinance No. 02
OR126-1.

The developer shall construct a public reclamation water system that will serve each lot and
or parcels that are located in the proposed project in accordance with the City of Oceanside
Ordinance No. 91-15. The proposed reclamation water system shall be located in the
public right-of-way or in a public utility easement. However, the developer can opt to pay
a reclaim water system in lieu fee. A letter to the City’s Water Utilities Division Manager
should be provided indicating such; The cost estimate will be provided by the Water
Utilities Department.

A separate irrigation meter and approved backflow prevention device is required and shall
be displayed on the plans.

A grease, oil and sand interceptor, as described by the Uniform Plumbing Code, relating to
garages and wash racks shall be installed in each building sewer in an appropriate location
and shall be maintained by the property owner. The location shall be called out on the

approved building plans.
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118.  The parking area shall be designed with a drainage system that complies with the California
Regional Water Quality Control Board Order No. 2007-0001.
PASSED AND ADOPTED by the Oceanside Community Development Commission of

the City of Oceanside this
vote:

AYES:

NAYS:

ABSENT:

ABSTAIN:

ATTEST:

Secretary

APPROVED AS TO FORM:
OFFICE OF THE CITY ATTORNEY

~

4

by £/
General Counsel

2014 by the following
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ATTACHMENT 4

Seacliff Terrace
A Mixed Use Development

Tentative Map, Development Plan, Regular Coastal Permit
Conditional Use Permits and Variance

(RT13-00001, RD13-00001, RRPI3-00001, RCUPI3-00001, RCUPI3-00002, RVI3-00001)

Description & Justification
Rev. February 2014

Introduction

This application is for a mixed use development that includes ground-level commercial/retail
space, residential condominiums and a new public recreational viewing deck along the
permanent coastal access path previously granted to the public, by the Applicant, during the
approval of the existing Seacliff Project. The site is approximately 1.67 acres near the north
end of Oceanside’s Downtown District, within the Townsite Neighborhood Planning Area and
the Coastal Zone.

The property includes two parcels that encompass a vacant, undeveloped lot and a portion of
Costa Pacifica Way (APNs 143-040-23 and -54). The vacant portion of the site is located
behind other commercial parcels and existing development that fronts Coast Highway.

The proposed mixed use building will be four stories over a two-level underground garage,
with commercial/retail space at Parking Level 1, fronting Costa Pacifica Way. There will be
52 residential units in four stories and 117 subterranean parking spaces for commer01al/reta11
residents, and visitor parking.

Project Setting and Land Use Concept

The implementing Zoning Ordinance for this property is Subdistrict 7B of the Downtown
District, and provides for a mix of recreational and commercial uses conveniently located near
recreational and residential areas; residential uses are allowed as part of a mixed use project.
Further, the Local Coastal Plan designates this site for Coastal Dependent, Recreation, and
Visitor Serving Commercial, with typical uses to include motels, hotels, restaurants and beach
rentals.

Existing uses in the vicinity include a variety of commercial, hotel/motel, and residential
developments, with the San Luis Rey River to the northwest and Interstate 5 further east. The
project site is tucked behind existing, currently underutilized commercial development along
Coast Highway, adjacent to an approved but not yet constructed hotel and condominium
project designed to replace the existing hotel use to the north. Site access is from the existing
Costa Pacifica Way, which provides access to the residential condominium units to the west.
But for the proposed design, these factors combine to limit the viability of this site for
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commercial uses. The best opportunity for commercial activities was evaluated and
determined to be along Costa Pacifica Way, which is designated as a public coastal access,
specifically for both pedestrians and bicycles. This route connects with the San Luis Rey bike
trail through the existing condominium development. The proposed project is designed to
provide commercial/retail space at the ground level on the northerly elevation of the building
(the only publicly accessible elevation of the building), adjacent to the existing
pedestrian/bicycle coastal access, providing expanded public patio entries to the
commercial/retail area, and adding a new recreational observation deck at the westerly edge of
the site to create expanded public amenities adjacent to this public coastal access route.
Residential uses will be located in four levels over a 2-level subterranean garage that will
provide parking spaces for customers, residents and visitors. As a combined whole with its
surroundings, this design and project fits nicely into the overall Visitor Serving Commercial
Recreation and Mixed Uses of Subdistrict 7(B).

Subdistrict 7B Land Uses

Subdistrict 7B presently includes 18 individual parcels with 11 different owners. Development
includes both long established and newer businesses and uses. Some early redevelopment
concepts for the overall 7B Subdistrict envisioned using parcel assemblage for a comprehensive
redevelopment in this area. As recently as during the Cost Highway visioning process,
conceptual plans were drawn that ignored current parcel boundaries and ownerships. In that
plan, uses generally identified hotel/commercial/retail along the Coast Highway frontage,
transitioning to residential and mixed use in westerly areas of the Subdistrict.

However, the pattern of current existing uses and ownership are not conducive to such
assemblage for redevelopment under these concepts, and more recent parcel by parcel
development with newer hotel/motel uses along Coast Highway have made assemblage even
more unlikely. It is more realistic to anticipate development or redevelopment of parcels by
individual owners, as has been occurring for many years within this Subdistrict.

Current uses of land in Subdistrict 7B result in the following mix of uses:

Current Land Use Mix Acres Percent of Total
Visitor Serving (Hotel & Restaurant) 10.0 ac 59%
Residential (Mobile Homes) 0.5 ac 3%
Open Space 1.5 ac 9%
Access 0.7 ac 4%
Vacant 4.0 ac 25%

Of the 25% of land in Subdistrict 7B that is currently vacant, approximately half (including the
proposed project site) is not directly adjacent to Coast Highway and is considered more
suitable for predominantly residential uses. The other half of the vacant property adjacent to
Coast Highway is more likely to develop as visitor serving uses. Under these assumptions, the
projected ultimate mix of uses would change, increasing visitor-serving uses to 72% and
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residential uses to 15% of the total land in Subdistrict 7B. The balance would remain in open
space and access uses.

Mixed Use Development Plan and Regular Coastal Permit

The project is proposed as a Mixed-Use Development Plan incorporating commercial/retail
space, residential condominium uses, a public recreational viewing deck, public

- commercial/retail patio space adjacent to the commercial/retail fronting the coastal access path,
with associated landscaped open space, parking and ancillary amenities.

The ground floor commercial/retail spaces, and lobby entry to the residential units, are located
adjacent to the existing Costa Pacifica Way. The commercial/retail areas total 1,028 sf in size,
suitable for small service-oriented or visitor uses. The commercial/retail space is designed and
located to accommodate uses such as eateries, coffee stands, flower stands, recreational rentals
such as bikes and surfboards or other approved Downtown District D, Subdistrict 7(B) uses.
The architectural features for this level incorporate extensive facade glazing and glass entry
doors to maintain a commercial character, and provide visibility to future business tenants.

The contemporary architectural design is carried into the upper stories, with elements similar
to the Renaissance Terrace (SeaCliff) condominiums west of the site, providing continuity of
scale, color and form with this adjacent use. All of the residential units will be single level and
arranged in a “stacked flat” configuration. The building includes a common interior courtyard
at the podium level (the first floor of residential units), with a pedestrian pathway that provides
access to the first floor units. Access for the units located on levels 2-4 is from elevators and
stairways to a “catwalk” system of elevated walkways.

A summary of the floor plan mix for the residential units is listed in Table 1 below:

Table 1
Plan Type Sq. Ft. Bedrooms Baths Units
A 1,061 2 2 8
B 1,274 2 2 4
C 1,361 2 2 8
D 1,338 2 2 12
E 1,520 3 2 4
F 1,530 2 2 4
G 1,334 2 2 4
H 1,060 2 2 4
I 1,628 2 2 4
Total | 52
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A summary of development standards compliance is provided in Table 2. Each of the
component areas of the Mixed Use Plan are noted separately, along with the overall totals, to
demonstrate compliance with the mixed-use development standards established for the site.

Table 2
DEVELOPMENT - MINIMUM REQUIRED PROPOSED
STANDARD
Lot Size (sf) , Commercial — 10,000 sf
Residential — 5,000 sf 66,792 sf (Parcel 1)
Lot Width : 50 feet Parcel 1 - 60 feet (at Coast Hwy)
Parcel 2 - 70 feet (at Costa
Pacifica Way)
: Parcel 2 — 175 feet (building area)
Setbacks , _Commercial Residential
Front 5ft 10 ft 20 ft
Side 0ft 10 ft 10 ft
Corner - 10 ft
X Rear 0 ft 5ft 10 ft
Density 43 du/ac max -~ 31.1 du/ac
Floor Area Ratio (FAR) 3.0 (max) 2.2
Lot Coverage 35% 34.9% (Parcel 1)
32.1% (Gross Site)
Parking R_e_snd - 104 Resid 105
Visitor =5 Commercial/Retail/Visitor 12
Commercial/retail = 5 Total 117
Total — 114 ‘
Building Height 65 feet (max) 56" 4” - main building
(Stair tower up to 75 feet per 62’ 0” — Elevator & stair tower
Z.0. Section 3018) only
Site Landscaping 15%(comml std) .
| 25% (resid std) 33% (Gross Site)

Open space for the residential units includes private outdoor living space on balconies and
patios (9,396 sf), and shared open space areas in the courtyard and side yard areas (5,154 sf).
This total of 14,550 sf exceeds the minimum 200 sf/unit requirement for total open space of
10,400 sf. The front commercial and public areas adjacent to Costa Pacifica Way provide an
added site amenity, but are excluded from the open space calculations for the project since they
are more oriented towards public use.

Architecture

The architectural style incorporates simple geometries, as well as the articulation of building
masses and planes. The architectural elements provide an animated fagade which incorporates
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elements of both vertical and horizontal relief, with color shadings used to emphasize the
hierarchy of masses-and planes. Elevations will be accented with arches and trellises.
Proposed building material finishes include stucco walls, decorative trellises and balcony
guardrails, with varied roofline heights and curved roof elements for visual interest.

The project site has limited visibility due to its location behind existing commercial
development. The proposed four story building will be visible above the existing single story
commercial buildings along Coast Highway and from a distance from offsite areas, where they
will appear above and behind the existing Renaissance Terrace (SeaCliff) condominiums. As
noted earlier, the design will be similar to that existing project, and it will coordinate with
existing design elements to be compatible with the surrounding development, fit in with the
City’s downtown environment, and remain sensitive to the coastal setting.

The proposed building also provides a transition between the high density residential areas of
Subdistrict 7A, and the residential component of the mixed uses in Subdistrict 7B including the
approved but not yet constructed condominium units of the Hyatt Place & Luxury Condo’s,
project to the north.

Landscape Design

The landscape is designed to link with the public pedestrian and bike access along Costa
Pacifica Way, adding new patio entries in front of the commercial/retail space(s), and a new
public observation deck at the westerly edge of the site which will provide views toward the
San Luis Rey River, harbor and beach area. Other onsite areas are designed to provide for
passive recreational amenities and outdoor living areas for future residents, including seating
areas and landscape features in the central courtyard for sheltered outdoor space. The design
expands on the architectural style with the use of a lush yet drought tolerant palette that uses
color, texture and form to complement and enhance the architecture and site amenities.

Tentative Map

The project site is already two legal parcels, and will have a Tentative Map for condominium
purposes to establish the commercial/retail and residential condominium units. The total
grading quantity estimates are provided in the table below. There will be a net export to
accommodate the underground parking garage.

EARTHWORK CONDO II
Cut 19,358 CY
Remedial NA
Fili 112 CY
Export Export 19,246 CY
Seac/iff Terrace - - Pége 5 o Rev. February. 2014

A Mixed Use Development Description & Justification



Conditional Use Permits

This project requires Conditional Use Permits for residential land use in a mixed use structure
and for increased height limits per the development standards of Subdistrict 7B.

Land Use CUP

The D District regulations for Subdistrict 7B permit multi-family residential uses with approval
of a Conditional Use Permit. This allows the City to exercise appropriate controls over the
project through conditions of approval to insure it continues to operate as intended.

Height
Subdistrict 7B allows the maximum height limit to be increased from 45 feet to 65 feet upon
approval of a Conditional Use Permit and where the followmg criteria have been met:

e Architectural elevations shall vary in height

e The development footprint does not exceed 35% of the gross site area.

e Roof lines vary in pitch for visual relief

e The maximum achievable elevation does not extend for the entire roof line of the given

building.

The proposed project was evaluated to demonstrate that it would comply with these standards.
The development footprint is 34.9%. The building elevations vary in total height between
447" and 56’4” measured from existing grade. The elevator/stair tower projection at the
parking garage extends to 62°0” (allowed to be up to 75 feet under Z.0. Section 3018). The
parapet height itself varies by 10 feet across the different roof elements, which include towers,
and curved metal-roofed sections. The proposed architecture utilizes various vertical and
horizontal planes with offsets, height differentiations and other architectural treatments that
provide visual interest and relief along the building elevations. The project complies with the
criteria for the increased height limit.

Variance

The proposed project includes a variance request for standard (non-plantable) retaining walls
over 6 feet in height. The walls are needed to accommodate existing topographic constraints
on this infill site. The existing 11% grade of Costa Pacifica Way limits the location of the
point of access to the project, and the elevation change between the existing Costa Pacifica
Way and the existing development pad further limits the design options for access into the site.
The existing ADA accessible sidewalk between Coast Highway and the residential area to the
west, which is also a component of the public pedestrian/bicycle route onsite, needs to be
retained, and those elevation constraints compound the difficulty of grading and locating the
access driveway to the project. The proposed walls occur in three locations:

1. On the north side of Costa Pacifica Way, to accommodate utility infrastructure within
an existing, sloped landscape area. To minimize the visual impact and mass of the
sewer lift station, it was divided into two smaller pads set into this landscaped slope
area. At the westerly pad, the maximum height of the retaining wall will be at the back

Seacliff Terrace Page 6 Rev. February. 2014
A Mixed Use Development Description & Justification



of the enclosure, and will be 11.9 - 12.6 feet, At the easterly pad, the maximum height
of the retaining wall will also be at the back of the enclosure, and will be 8.6 - 9.3 feet.
Both will be inset into the existing 2:1 slope, with a screening fence along the front side
of the enclosure that will screen the necessary sewer pump facilities.

2. Along the eastern property line and wrapping at Costa Pacifica Way to provide for fire
access and garage access. In order to meet appropriate grade and width for. access into
the parking garage and for fire lane access, while matching grades on the existing Costa
Pacifica Way, the easterly boundary of the site must be lowered. Where the wall wraps
along the south side of Costa Pacifica Way, a retaining wall extends about 2/3 along the
eastern property line, with a height ranging between 2.9 and 9.2 feet. At the top of the
retaining wall, a 42” guard rail will be installed such that the maximum combined
height of the guard rail fence and retaining wall along the eastern boundary will be 12.5
feet.

3. Along the western property line and wrapping at Costa Pacifica Way, to provide access
for fire hose pull. There is an existing 2:1 slope in the northwestern corner of the site.
In order to meet hose pull distance around the building, access is needed from this
corner. In order to construct stairs in this sloping location, retaining walls are needed
to achieve the appropriate elevation. The walls vary in height with the staircase, with a
maximum height of 6.6 feet.

Summary

The proposed project will add upscale residential units with a commercial/retail component and
a public recreational viewing deck adjacent to the existing public coastal access and in close
proximity to the public San Luis Rey bike path at the westerly edge of Subdistrict 7B. It will
provide a combination of uses to transition between existing residential to the west, on an infill
parcel, and more intense commercial uses located to the north and east. The high quality
architecture and landscape are designed to be appealing to visitors, future residents and
neighbors. The project implements the goals, intents and objectives of the City’s General
Plan, Zoning Ordinance, and Local Coastal Plan.
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LCP Land Use Plan Compliance

A summary of the project consistency with the underlying policies of the Local Coastal
Program is provided below:

Coastal Access

The project is not located along the shoreline and will not obstruct and/or block any existing
and/or proposed public beach access. Costa Pacifica Way, which provides access to the
property, includes an existing public pedestrian/bicycle access connecting with the San Luis
Rey bike trail, and the project will enhance and maintain portions of this route. The project
design includes the addition of a public viewing platform adjacent to the pedestrian/bicycle
access route, to afford public views overlooking the harbor and beach areas north of the San
Luis Rey River, which will enhance this existing access route.

Recreation and Visitor Serving Facilities

As noted above, the project design includes the addition of a public viewing platform at the
northwest corner of the site, adjacent to the pedestrian/bicycle access route, to afford a resting
area with views overlooking the harbor and beach areas to the north of the San Luis Rey
River. This will enhance and upgrade public and visitor amenities along this route. The first
level of the proposed building also includes commercial/retail space that fronts onto the
existing public pedestrian/bicycle access, designed to accommodate and be attractive for
visitor-serving uses.

- Parking

The project is providing parking areas within an underground garage structure for the
commercial/retail, visitor and residential uses. The amount of parking provided exceeds the
minimum parking standards for these uses, to assure that functionally adequate parking for the
proposed development is met.

Water and Marine Resources; Diking, Dredging, Filling, and Shoreline
Structure; and Hazard Areas ‘

The Coastal Act requires maintenance, protection and restoration of marine resources and
coastal water quality, as well a control of discharges and run-off into the ocean and coastal
wetlands. The project as proposed includes a stormwater management plan to meet the most
recent water quality and runoff standards promulgated by the Regional Water Quality Control
Board and implemented by the City of Oceanside.

The project does not include any diking, dredging, filling or shoreline structures, and is not
located in an area of high geologic or flood hazards.

San Luis Rey River Specific Plan

The Storm Water Management Plan (“SWMP”) as noted above will assure that runoff from the
project site is controlled for quantity and quality prior to ultimate discharge to the San Luis
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Rey River. In fact, the post construction runoff for the project and its surrounding areas will be
less than currently exists, pre-construction, due to the project’s water infiltration, storm
drainage and water quality designs and systems.

!
The public viewing platform along the existing public pedestrian/bicycle access that connects to
the existing San Luis Rey bike path will enhance low cost recreation amenities along this route.

Environmentally Sensitive Habitaf Areas

The project site is not located in or immediately adjacent to any environmentally sensitive
habitat areas.

Visual Resources and Special Communities

The project site is located in an infill location within the Downtown area, without direct
frontage onto Coast Highway, in an area where the proposed project will not obstruct and/or
block any existing public coastal views. The building will be located behind some existing,
currently vacant commercial structures along Coast Highway, and is east of existing residential
uses. The design of the structure is similar in architectural style to newer developments in the
area, and the project will help enhance the quality within the project area. The proposed
building will be compatible in height, scale, color and form with the newer uses in the
surrounding neighborhood.

New Development and Public Works

The proposed project will monitor grading for any potential archaeological or paleontological
resources, and will enhance the existing onsite pedestrian/bicycle access route with the addition
of a public viewing platform.

The project will be an infill site contributing to revitalization of this area of Downtown within
the Coastal Zone. It does not diminish public access to the shoreline, but rather, will maintain
and enhance the existing pedestrian/bicycle access through the site that connects with the San
Luis Rey bike path.

The project does not degrade coastal aesthetics - it represents an attractive addltlon to the
Downtown consistent with newer development.

The project does not affect or preclude the provision of adequate urban services for coastal-
dependent, recreation or visitor-serving uses, and essential public facilities are available to
serve the proposed development.

D
e}
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Conditional Use Permit — Findings

Residential Land Use in a Mixed Use Structure

1. That the proposed location of the use is in accord with the objective of this ordinance
and the purposes of the district in which the site is located.

The purposes of Subdistrict 7B specifically state that residential uses are allowed as part of a
mixed use project, and the “D” District use regulations further specify that multi-family
residential is allowed with a CUP. The project is proposed as a Mixed-Use Development Plan
incorporating commercial/retail space, residential condominium uses, a public recreational
viewing deck, public commercial/retail patio space adjacent to the commercial/retail uses
fronting the coastal access path,-with associated landscaped open space, parking and ancillary
amenities. This parcel is one that is not directly adjacent to Coast Highway and therefore is
most suitable for predominantly residential uses. Commercial/retail areas at the ground floor
are located adjacent to the existing public access (pedestrian and bicycle).

2. That the proposed location of the conditional use and the proposed conditions under
which it would be operated or maintained will be consistent with the General Plan; will
not be detrimental to the public health, safety or welfare of persons residing or working
in or adjacent to the neighborhood of such use; and will not be detrimental to properties
or improvements in the vicinity or to the general welfare of the city.

The project as designed is consistent with the General Plan in that it complies with the
Downtown “D” District and Subdistrict 7B designations. It will not be detrimental to the
public health, safety or welfare of persons residing or working in or adjacent to the
neighborhood of the proposed use, and will not be detrimental to properties or improvements
in the vicinity or to the general welfare of the city as it will provide for a structure consistent
with all codes and ordinances, a use that complements the area and provides a transition
between more commercially oriented properties adjacent to Coast Highway and the residential
uses to the west.

3. That the proposed conditional use will comply with the provisions of this ordinance,
including any specific condition required for the proposed conditional use in the district
in which it would be located

~ The residential use will comply with the standards of Subdistrict 7B and other provisions of the
City’s zoning regulations, and specifically complies with the criteria to be part of a mixed use
development.
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Increased Height Limits Per the Development Standards of Subdistrict 7B

1. That the proposed location of the use is in accord with the objective of this ordinance
and the purposes of the district in which the site is located.

The purposes of Subdistrict 7B specifically state that residential uses are allowed as part of a
mixed use project. The development standards further provide for an increase in the maximum
height limit from 45’ to 65’ within Subdistrict 7B where the total building floor coverage
(footprint) of the development does not exceed 35% and specific criteria have been met. The
project meets these criteria (see finding 3 below for additional detail).

2. That the proposed location of the conditional use and the proposed conditions under
which it would be operated or maintained will be consistent with the General Plan; will
not be detrimental to the public health, safety or welfare of persons residing or working
in or adjacent to the neighborhood of such use; and will not be detrimental to properties
or improvements in the vicinity or to the general welfare of the city.

The project as designed is consistent with the General Plan in that it complies with the
Downtown “D” District and Subdistrict 7B designations. It will not be detrimental to the
public health, safety or welfare of persons residing or working in or adjacent to the
neighborhood of the proposed use, and will not be detrimental to properties or improvements
in the vicinity or to the general welfare of the city as it will provide for a structure consistent
with all codes and ordinances.

3. That the proposed conditional use will comply with the provisions of this ordinance,
including any specific condition required for the proposed conditional use in the district
in which it would be located

The proposed project development footprint is 34.9%, which is below the maximum 35%
criteria of Subdistrict 7B to allow the maximum height limit to be increased from 45 feet to 65
- feet, and meets the additional specific criteria provided in the “D” District regulations as
follows: ‘

i The architectural elevation shall vary in height along any road or street,
especially along Hill Street (Coast Highway).

The proposed building does not front on any street, but will be visible from Coast Highway.
The building elevations vary in total height between 44°3” and 56°4” measured from existing
grade.

il. Roof lines shall be pitched with flat roof lines allowed only for intermittent
visual relief in character.
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The project roofline includes parapets with heights that vary by 10 feet across the different roof
elements, with towers and curved metal-roofed sections. The proposed architectural style
utilizes various vertical and horizontal planes with offsets, height differentiations and other
architectural treatments that provide visual interest and relief along the building elevations.
The varying flat rooflines are an integral component of the architectural style and are broken
up by the use of trellis structures. This style is used for compatibility with the nearby
development and allows intermittent visual relief to the community within the meaning of the
LCP and zoning regulations.

ii. The maximum achievable elevation shall not extend for the entire roof line of the
given building. (The use of jogs, offsets, height differentiations and other
architectural features shall be used to reduce the appearance of a constant roof
height.)

The entire building is not proposed to be at the maximum height. The buildings vary from
approximately 44’3” above existing grade to 56’4” above grade. As noted above, the
proposed architectural style utilizes various vertical and horizontal planes with offsets, height
differentiations and other architectural treatments that provide visual interest and relief along
the building elevations.

iv. The use of a full roof, not flat, with appropriate pitch, shall be used whenever
possible. (A full roof aids in the reducing any environmental noise pollutzon by
providing proper sound attenuation.)

As mnoted above, the flat rooflines are an integral component of the architectural style and
include more contemporary architectural features that provide intermittent visual relief in the
roofline. The project acoustical analysis did not request or require any modification to the roof
design to achieve acceptable sound levels.

V. In no case shall a building elevation exceed 45 feet in height unless developed
under the auspices of a Disposition and Development Agreement, Owner
Participation Agreement, Development Agreement or Conditional Use Permit
(CUP). In such case, each such Agreement or CUP shall require a site plan and
design criteria approval by the CDC.

A Conditional Use Permit (CUP) for the increased height is a part of this application, and
includes site plan and design plans as part of the request.

Vi. No structure within 50° of the 100 Year Flood-plain boundary shall exceed 45’
in height.

None of the project site, and no structure, is within 50 feet of the 100-year flood-plain
boundary.
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Variance Findings

Retaining Walls

1. That because of special circumstances or conditions applicable to the development site -
including size, shape, topography, location or surroundings - strict application of the
requirements of this ordinance deprive such property of privileges enjoyed by other

* property in the vicinity and under identical zoning classification;

‘The proposed project site is an infill parcel located west of Coast Highway, with constraints
due to topography, size of the property, elevations of adjacent parcels and existing 11% grade
of Costa Pacifica Way, all of which combine to limit access and utility configurations for the
property. The site is at an elevation that requires sewer flows to be pumped to the existing
main lines in Coast Highway. The sewer pump infrastructure is being located on the north
side of Costa Pacifica Way, within two separate fenced enclosures. There are ex1st1ng 2:1
slopes in this area, so in order to locate the sewer pumps at the proper elevation, it is necessary
to use retaining walls to create the enclosure. Based on the existing grades and depth
necessary for the sewer pump equipment, these walls will be over 6 feet in height (up to a
maximum of 12.6 feet) and will be standard (non-plantable) retaining walls. The retaining
walls along the eastern and western property lines, and wrapping to the south side of Costa
Pacifica Way are necessary to meet width and grade requirements for fire truck access and
hose pull distance. Strict application of retaining wall height and design requirements would
limit the ability to provide appropriate sewer service and fire access to serve the site.

2. That granting the application will not be detrimental or injurious to property or
improvements in the vicinity of the development site, or to the public health, safety or
general welfare;

The proposed retaining walls are provided to accommodate utility infrastructure and fire access
for this project. The walls proposed in the existing, sloped area at the north side of Costa
Pacific Way will be internal to the enclosure, and there will be a screening fence along the
front edge of the enclosure that will provide a visual screen. The walls proposed along the
eastern and western property lines, and wrapping to the south side of Costa Pacifica Way will
maintain existing grades and improvements on adjacent properties, provide fire truck access
and hose pull access that works with existing grades along Costa Pacifica Way and maintains
the ADA sidewalk grades. Through the proposed design of the walls and enclosures, the
appropriate fire access and sewer infrastructure can be constructed, and granting the variance
will not be detrimental or injurious to property or improvements in the vicinity of the site, or
to the public health, safety or general welfare.
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3. That granting the application is consistent with the purposed of this ordinance and will
not constitute a grant of special privilege inconsistent with limitations on other
properties in the vicinity and in the same zoning district.

The use of retaining walls will allow for this infill site to meet city standards for driveway
access and grades, while accommodating the existing 11% grade on Costa Pacifica Way and
the existing ADA sidewalk grades, and will provide a suitable area for the necessary sewer
pump facilities in a way that maintains the maximum area of existing landscaping as a visual
amenity along the north side of Costa Pacifica Way.

Seacliff Terrace ‘ Page 14 Rev. February. 2014
A Mixed Use Developmeant Description & Justification



MG U sy

— ]

_ VINHOAMYO ‘SAISNY3D0 40 ALD T L
6-0 oo s gl A =
EI1P-5H5 (819) SRZI-CLy (08)
40 LNIWDOTIAIA ISN GIXIN Y o I I NS O V2 W0HGTIVS S5 Wi NOZ 000 ¥V34 001 /M Sl oniLSveme DNISK | £=0 STy e e v x W
"o W LSISRO 991 "OVOW ROMNIO AR S [ A e SOnuL/ 3o ey g L
=g FOVHHAL 44IMOV3S 314 % ONICTING WOLLSHOOY  TYOINHOLIOFD oo bt for /s Stiviar sl | o-o gEmsly e
= 3aoo 4 TVILLSNOD 4500 £ ) " o A2
JONVIHVA  SUWHI 35N TYNOLLIONCD / Liuad (AVAHOIR 1SV0D HISON 15i3 O) MVid wrid E | v—0 LOIHLSIO ONY SIILITNLN OI18nd
WLSYOO 1 NVl INSWHOBAS ] Vi SALVINGL
133Hs Ligioc] SWIN T HO0TS 157 ©) Wvid Demaven/ivd 5 | T=0 (EEIAR) FIE R A
v P A2 ) oot SN0 e TRTT 40T @) N Rt 5 | -3 OILVT EUYVIIOSIY ¥ HDNINH 4 QRN KW
7] oo seenou o o WO 28 Lols wost i Is2 133 JUl | 1=0 St L LCTEMNA LK RIS GW ALIYINGE
9 T : Sty m o S X30NT 133HS ] NVId INTWIFOYNYIN HILYM WHOLS
¢ SINSYS QRINGSH ANY NIVIRO OL THISWSH Si G30TU/AN0 34 ‘6T ABO0I8 LO3LHHOHY . .
¥ (Q3S1ARY) £102 '8} oS GALVY SIUVICOSSY ¥ LDVSHH
(ea7i] AN NIWYY W0d SNV WULTLUIOW I35 0L ost0-902 (819) -t e T o S
24 “ALIT/GVND HOTLVALLIY J0NeLS TR 10128 ¥ '0931q WYS 4 AR MG ST AONLS SN 4
20| ‘TWIMT SY 'O S0LGEA0 XDE-XO! ¥ SATH TAMS SLYD LrTEs TN 8 20T ILINS “FAGAY HIS £9F &2y (030} oosrass (o58) AQMis IOVNIvEG
oI §.§!JE§.§H§5§%~§3M 4 FNISONYT $NOTTON ﬁx?ﬂq!ﬁuaw _ﬁﬂﬁeﬁ WLl ‘akd
. ROV “¥
75 " gy .ﬁ@%ﬂ<u o qﬁhﬁh«!ﬁ mﬁh&gﬂizcﬁ & LOFLIHOHY o seosiiaG wosiis w0 | CNUSUVIZSSY 3 GvNH 3D Trornm 4 LTI BN W UL T NG STV GIYNINIYE
Adatva | LIRS - 'OV NUVH] QIOWIS SOSNE0 40 ALID SHL GW W JdvISaNyT (HIMIS) STFLLILN ~ YIINIONT TIAID L0 ua (0109 X0 | )" I3 VT-S%0S 40 0 b1 XM
MOISI IV LTS 34U CWOISIAID IS I DENING o) NIva0 TRRLS = X1 1541 S35 TUS 0 I Xm p
301SWI00 40 ALIT BY i34 SHOIT LTS TWINT THE OB 3 2 sncor (o) o e G esi=259 (052) e nan GRS, o (SIVT0R AW) 43 Fai ] e
: AL e 0 4DI8 1 T o oy
v A 134 NNUAMLS HL 0 30IS SIIN/SSRON- L NI GIROT 38 0L 3w GI0ED Y3 OGNS o0 IS $0028 woﬂui PR o (SIN00 AW 47 BSC'E 4D o NOY
TIO N oW 'SDUTIOT ISUNED 1S SHIA WIVIoN 1504 % IHT LINSISIO e e ay” ulLow ooss IWS oL Isr S
2/ i 1 MLTRADD MY GG 3 AVT “LL0TH Efrariad - (3015 13 0 2001) SOV 6171 VN 39 0L XIS 0 NOY QL 1
S SIS TRIUINDY 35) CRTIINS Jy TP ST T 2 ALl OldVHL ONINNV 1! -
-7 vNno Yiv o ONI
QRINGR Sy QW LTI STHL W0 SUMIT Bt NIRLI 107 GRS ZN2S it & S3LON ONIGYHD
¥ 301SIN0 SUGTAOWN  WROILIOY gumxﬁm..iuﬁ_ﬂs iz M..NZGRJDWZQQ 193rodd b igu‘:ﬁ.ﬂ!d 3 WHNYH I CTS000%
s Tt o i s 2. s T APISHIOES s e Ve G 10 Si
3 D 160y " 7 - ——vm—y— ~—
AL DGINE 3L §1 1T KDISIAIONS L1, TRILT Y ST Sl o =L SNOILYIASHEaY
: g 14 .
SWUGI NITUG TWGA 'SV AMIVINGD HSVUL "SIHOIH SHIGUre Q<§ .hom\.-oml @ 6 0% L7345 335 ‘O Pt S0 THL
"So00IS/S011¥d SRNSTIIG INDUIITY 4K INIYN TS 2N . s S
.n.n.u.ﬂh ggggﬂﬁug&éuﬂ o mecaw = HEYS H4Y3 40 1T ¥
)
P i vartrg E-FW%&W%%L# TheE SHALV
o 2151 N a1
WS GV LN O SHIVED “SIULININ SO HD SY KNS SUCOADSY! 01 -] ARUSAS VA LS SMESTT
- "SI iLKd Hoa)
Tl e it KR o
30 EFTEEM T DLy DA SO T S
HSWI00 0 ALl o s ‘
(40 fHL §-3 ¥ €3 JTHS dwm x X (0vm 1 2) 200% (STOB
305) NOZ 000 A SITT MNS N NINLIK QOO ION §1 ALSNONd ML 5t
YHIAINAENS/HINMO INIUIVIDO NS NI G0 3 0L SV TVAPSETS I S
; “I~BE-y 43I 04 ST HLIA @ SWIOLNOD QIVODH
JOVHYIL JAITOVIS  sowmoor i caornous 38 Tun swits aat w0 s svaacn sy Sl
- “LLMEORS S ONLMGILS OV 40 s
LIRS L WS TRITTI OW TOISIA 38 TIHG SN SSROY SNITUE El T S0 oS
00 UL NYIRENY ISHT MOUS £I0T 20 HONVA QYD LHOSY TUL ANYNNTIIS SNV TRIUIL O 0wy TIYI30 VAL SUNAL YO 309
NOUGRDS0 YOIV AUTHM00 MO 69 LIS T35 90 145 i)’ XL KSVUL 01 TIMEYD SIeNd 0 100 CITIH 38 Qi e (T L1GAWON LOFCHS TV M ORN0)
S Bt B A B s TR SRR i
.20 38 WY o snig My -
NOILJINOS3A TYOTT SIS & (Q3LVAPE UFM TR HOLSATH CRUNYS)
YO 3 GUOTUSNO T TS SWH NYIMISIIM Qv DIREGIS 01 ' e —— Ta ML QISTY
“LIIUISIO AL X0
YE-0FO~EHL ¥ £Z-030~E¥1 0 ALD HL I SONOVGS ML NiA TOGHIOY N MOLSAS NAGS = IOV LTS PN S0 ¥
&‘!B&:ueﬁguabﬁﬁﬁtimg 6 - .
1 s S0 70
HIBWNN 130UV SHOSSISSY L D SCHONYIS i HLIR SONI0Y NI TITWISN 33 0L AUSIS 83 '@ | LTS LIRS WD S5
. T B e [ ———
STINUERNG O J4VOND8 CMON SNIISIXT B0 8-0 L35 335 S 0N SO av ﬁgﬂaﬂ:gamz.mwﬂ@ﬁﬁ ¢ 1
B RS T35) 102 'S MOS0 MDY CWTT MY AF ANYIOODL 0 XS 9 ANYRTAH TR KIR S VLI 50
SIONVHEWNNONT v o s T, 2= O
Hi IPE0 K * - K R
NV AHYONNOZ QHOOTH ™ e N w1 15y o S | A R S LA o= [ . TR S0 FL8 e v oo
T 51 SLIN MINITIONI VINIMOD 10 MIDNN WigL Bt T% sy e TR o L i TIOHVIL KT MV AT OHLSTEY
St SLINN WHNINOGNOO: W 1INIOISTY 0 M35WN TIDL il 1Y W NDISIAIGNS O | TOWS H0J IUVALS 30 THE L03okd SIRL W RS IvITen g b i
L OL INMSA GIT13 51 QW VINRII WD 10 VIS Wi 0 3000 HAJD I g iienis o : e VY KRS U0 ORS00
0 03 13 05F NOLLOIS NI QW10 SV L0306 NININGCNDD ¥ 51 dt STHL ISWTO O ALY I 04 CUMING B 0l ST Pyt (<35 30 204 sy A )
"SI TN e o
(o) {o]¢] WIINVISES J0ISHYZ0 40 ALID SHI M IGUSISNDD SNNTSNDG Wit O TIHNYY HIM JIVR UMES QRS0
LON ANININOGNOD NIXHBO 0i LIXYENS 35 AVT OW AUHINIT S| AR MRS DNIRD T 1
5028 ¥ 'S01OWIR T35 FIAFUO SSTH LIV 40 | T Y ST TULD f g ————— 1 1SV TMasEG
A0 VATV VIST0 “+= 21 107 oHeSE0
. TSROV L2308 1T S3LON NDISIa TYHINTD | =
LR T T z )
3U dOO-WLIKIOISR SAL SHOWI0 ‘07 1 B g T ANYONIOS 133080 OSSO0
Vol Sl STUTT Z 4000 ¥ 3N STATT b Ol ADLIMISMD 81 M S
%E: QY Oy DILIVUL ATIVO JTRGAY 01 N L T 10d DT VS WIS
0 658} uﬂ.~§ﬂ—.s SR G40 SIS SIS OOt et Kl PR A
IOTINT) ,9-55  UNDIIH NITHOR. v =
J005 HILSIE OES) XV L0 NI E HIIE Dy ‘8 1 1 aN3va1
VRNV SIS $50%0-21 'ZT) «.: .E.HB.\E 5 J.;d GOVUACD 107 TIABO Q360 i AVA VOLEV ViS00 BHOTY |T¥ SN
5 VRST/ HE'LL) B g TR0 Q300 ive sl
Gv ia'ifn ) A VR G i el X050, oM, o s v dVIW ALINIOIA
1SN0 L2304 TY)LHO0ISR OIS0 °C F SIS IAVHD ONUENT ROTM ARIVIEAS ST 30VEYD ONDONY -3 - o™y
160186 SILWIGED L56AYT 2 TAT? GAL 3t STV oMY TIT) ML v 30 SRIROONGO i [ ~
e VRV RV XYL it DUMKISSH 0 LM HMUOMRS ANOIS ¥ ¥ DMUOMMLSATD 1 / v
RBNUTINGG 3 CIN IS0 OWY QIO O SIGTON 10300 (SOJONS JHL AYM. YOOV ViSOD OMLTT ey _. Vo
A GEn B LS 8 Iv GUVIOT 5 ALGUOK IOFENS T YRMONYD AN 0o y t % S
IO B Tisody s TNV 0 ALD ML W CUVI0T STV Gy 20 Grsivarnad Do i bob r & ,
() D1MSIONS (IOIUISIC JN GXIN) MOLMO0-0 TLISIS  DNIMR 9 XN Y TN B ok ISy LR - Yy d ¢ &
MO N SO ﬂ!ﬁggggmﬂﬁgggg [ Y / ’ : % \
S ‘ ;Dre.w!uwz BUSE W WONY ¢ . , : . ;s % \ - )
MOUNINOGNID (TWIRGITIGT) VTS 0 LISN WIOL Q000! B 7" s 4
Z5_SLINT ININOOND W1INXNSRI 10 RN Wil Q3S0d0sd S NOILdIHOS3A LO3rOHd : Vb [ EITS i ® ;) R
“ﬁ - M.H‘mw SROV 51 0 ATV AV VoI HOK Vs ‘ 193royd Jing %
"L 08 £°000°5) SHOV 6C1 YRV ¥ TR 1 T H AR
i) -o'15 r o w13 ElUIOjlfRD ‘apisueed( JO AyD - oA
M.t ‘a8 n.:n.aw 530 TLE'0 VAW NWHNIS LTRUS/30 | @ X
"Ld 05 §THR'ST) SRV £28°0 Y ovd . 4 . b
(L4 '0S D956°¢1) SIOV 0OC'0 UNRTISYT AVR VLI Vis0d -NZNEQOQN\—NQ mm: Q.NX\E v\ 3
(14 °0S T°284°90) SOV £05"1 ARV | TR

WIODVRE VRN TRV TN 'y
ST (S0 L MFN L0
TR WNILSHG S0 TN WL0L

Sen BRE

JOVHY3L 44IT70v3S

N

i 1 JONVIHYA B SLINHI 35N TYNOILIANOD
R, / LIWe3d TVLSY0D HYINOIL / NYTd INFWIOTIATA ) dYW FALLVINGL

S3LON TYHINTD

- - - Ty e
20000-E1 dNOY “LO000-EL JNOH 'LOOOO-EL A LODOD-E1 i L000-€L OH "10000-€L 1Y




- 5y eaminy

160

40

zo| SOVHHIL 4HITOVAS

133HS AN BT T DT R ST

VINGOIIYO ‘FQISNVIO0 40 ALK
ANSNDOTIAIA ISN ODAIN V

SAYL3IQ

——— =t —————
AVM YOILEOVd VLSOO NIHLIM

(39VHYD TIATT AYINT @) NY1d 02.D<m0\2<._n_ als

1y oxowng 0 &1

w
(5t 3ovas07 % kI
oW TV SHS T56) AL 3t kg
SRV T35 NN-BOY HOd ANIODd los,
HO MUNVID SVISONYT GESIVY OF &
o LTS SNYHT L0 SO NOHHDS ¥~ Mwmm *‘ P
1
. [T sor = (ovavo T 43407 8) NOUVATE 44 »
seanl AL 9%y = (30V4VD TATT ANING ©) NOILVATII 44 »
v savasawr 335) a0 2 s i S¥6 = (| 13037 ) NOUVATT 44 e
AL LY TR 12 o8— = (39VevO ONDIYd TIATT Z HGA0) .K ey L i
v o 0 Sen—HH 0078 AUNNOTNGD AMOIS—~> —rE e caent
LN m ! TIOE %5 A0W GIIV0 RS S) Ao PO ISRR0 40
¢ N e
1v e 46 B ——p® Lm0 Tvame
NN RN Sl A G a0 vy
AL ND WAHIY I60MS ® 30T FE:— T T T
XDG-0N /M 2¥D SEF0TY AINFOMINI— BN\__ L1 %\
NVELNG 35VHYD O KWH0 Q3LLOTS- (~aa 3
FNVEING SOVNG LY
e TWVATD N 01— /uwu,
£
oo axsb=, N EETL
B i) Nﬂ = BT
oz 2% SEve, O]
e .
Y WS oreu Fonl
o T 0w shoed) - __z 7
w3y FL3H ANOSYIY RS K .mm.q% e
ean (Y i =TH0) gt
= 1 3 &.”: 43 B
el e B S
o 2 g 2
i) isue, Z - L =
< o es Caut) 00 A
S R T g S - T s 0 [P R et 2
p L REa =t e E T I o !
—_— 2 -3 e
/A = by d -
K] e
- LNVOAN S ol N
e VA 2003 RIS LA
T SNNISY
) ... . .| 3oviw qmoe
WAR dod U,B. (MYSTRH
S&..be (6100 5 e 0o w3V g o) E_‘ﬁuﬁ
SN VIR AT EHOUN v E. NG En
S0 Yo SIDI-NOUNLS ”
an gg g
JHGE o U0
LITIC XD W00
PBST NG IOSNVIL
&EEEE\EQ&&E
V3AOVd YiS00/30VEN3L
JONVSSTVIEY 0 1V
ST INOIBARY SMLSG

S0000-61 clNOH “LO000-€L.df1OH “LO0BD-EL AL “LOD00-CE JHH 'LGOD-EL GH TODOOGE 15



S5 T0 Wes 1 emuer

VINHOJITYO ‘SAISNVYIE00 40 AUD HHTRIT DR OM RO e
p mlo nu.a.w..“.n.u ey Ve IAIHG ALVAIHD 40 THH0Hd
ae
40 1NAWONIAZA ISN a3AXIN V mm.m@._ ous .w.«ﬂm. - STIVA DNINIVLIH SNOIYYA S0 STviSa
g-n| SJOVHHIL 44170Vv3S RESE A . e \
SONVILYA ¥ S| 351 TYNOLLIANGO / L34 s Al K /
1T3us WISVOD HY KON / NY It AININJOTEIASQ / VIR SALLVLNIL A9 AIHVSSHL FHIN ALGKON 15 OL @) .v. BRYa dLvARt
, 33 NOILO3S wy
Sviza [ep—— .
(13AF1 HOOS LSHId B) NYId BNIGVHD/NV1d 3US ¥ £I08 S2 ACH Q3HVO a1} SURMIS .
NS VIR LINVIS 335)
KV DIN OUIIUG ARK (s#v1d 34vo5000 335)
] -~ IAYANS POR LIONNTY 30V, 301 ALiGd0Yd LV T L9302
——— v Sy 1 %
& - 3 . ﬁﬁ-ﬂﬂ HN: AUWNO M3V
SHNOSONY] 0VAT~iY. O ditareg
fenny

SHIYO J00¥ S0 HOR¥Dd ¥

40 NOLO3S

AY OMIWG 0 SN — ]
(¢ ANGRITVLLY NV JIISVN TRI~0NG
HOULNAISS 3883 JOSNVII0 0 ALD t3e)

AT XKL 30T MO QOO OV — ]

e ——m i <C—
3
e
£z
B

3T MW VA~

bb = (JOVHYO TNIT AMINT ©) NOUYATTH
$%6 = (1 13137 @) NOUVATII 44
(Fovyvo oNBRIVd 13A3T 2 Y¥3A0)

30 NOLLO3S

e M«&tnmznﬁuz.,ﬁwusww.ﬂg S i1l
1" NOUYHYJ335 ‘N .E) ONYAZQ TVON3NHOD ]

P all Ei%ﬁ:
e

]

¥ L133HS 338

S 3 LEv0Ty 7 6352 0992 ON
H@-ﬂﬁ%g W0 SN0 20 ALD
7

§E° 8

&8 NOLO38

(1K ¥V STr ROUWTT)
ﬂm TS 31 w0y
& LU KIH TN0T

2 : T A 2k
p VYL tal - A Topmed b ey
§ 0 oswsmavoss— /£ /| L Ny
TR oL s [r.50 00
. | ovan e Sy N )
Wiz dos 509 TvadT TR T
3 OHIYO W/ HOYDT 0% (FI0Z % AP 0TV LI 1V (MG 0re) v o {6162 % ATP OTH L
SN LUV A G0y 5v) wiviwzo /) o] MOV 20l XN VYN A8 Q3A0HeL
0 OV, SIR0I-NOYLS LN 4EHIS TR ) 0 A 114 /M 0¥d S1%01-13
WA WY HOF MOHYLS 4
BISr UN 080 JEWI0 30 AID
H3d ZVRG! TDNVSSIVIGY H07
MOLS VAR B OMISEG

Z0000E1 dNOY “L0000-EL dNOY "LODVOEL AL 'LODOO-EL JHY 10G0EL GF 'LO000-E1 18




<on{Boopts 1S ssevey

JO0AUD ARSI ST SO
6-0 VKOO SISNVS00 S T,
Tty mydn, . DML

40 LNINDOTIAIA ISN AIXIN V mm._u..__nw ..... ,um_. I.s,.
o 3FOVHHAL J4170VAS Yovenan E—
JONVIYA 8 SLINHAC SN TWNOLLKINGD / LiWkad b
133HS TYLSVOD HY WIOTH / NV Id INSWHOTIASO / dVIN SALYINGL AG Q3HVYdINd

CAMH LSYOO HLHON "1SIX2 @) Nv1d DNIGYHB/NYId JUS
m.r“_ Ings
]

LY ONOTNG JO SLT—_]
& INIROVLIY Ry SISV M4-3ueg

AM £835 T £vEs
TIOHNYIY H3N3S iS0T
/:EE.EN“B WYL IOViVD @ VIO GLOTS-

L9014 ¥ 957
B2~ DN TG M3d
\Igﬁni T 8 LS
= G097 ON DAG JATHYII0 0 LD 00 0

|
(
| N
\
4
) WJ ;
ARH-A0~{HORS SNSRI L1 H _ wn NIV LLAVED U JAd .8 AW 15003
LTIV DN SN0 J05WI0 0 m : (307 WOUddY) IWA 4w IMLSIT
. i LERCI-3 O DHQ JASNYIO0 O LD
jﬁmgﬁﬁﬂghg .

ALD 3d SINDEACSIR G0 DWESET $——

1400 L3415 SIS |} i i
LA N Wl/ et il s i
=TT ..Ewmm AV YOIHI0Vd ViS00

ALD i3 TOHNVR 4335 1503 i T ~v
F /“IT/(,YN\. -
| 9
. A
i ——=
¥

V4
:
§
g?.
b

£ 133HS 395

18V0O HIHON
2
&
%

AMH

|
(C102 '8 AV T3+ ONGTIN 1V LHGHIEVERD
SN YN AG CACUSY SV STV
S2TMA Ay0 v
350 10P T HROTIV 91 FOSNYIIO W5 Y O e

WON) RBOTARY

-§h§§§§§g»£ﬁ_

o007 0 340 D B

ALD W3d JWHNYN WBUIS T vARKd

)

||||||| SIIAUDS INIADTAI IOUL: H

>5Bz<§h..§-w.é~ Enédﬁtgq v |
DRON-9E

~#0Z2—0 OS5I ON AV i34 X1 M3IWR STD L9 oS

o
AN 9175 T §O9 gﬁ.ﬁ#&..l/
v

Z0000E1 IO TO000-EL 10T TO00CE} A8 TO000 61 Jo5 To00ET GO "To000 ST I



Jors0 WS P seuy

m 60 VINHOSITVO 'SQISNY300 u_o_Eo _

1 w0 ANIWAOTIAIC ISN AIXIN ¥

¢-o| 3FOVHHAL J4170V3S

SONVILYA % SLIWYRd 3501 TYNOLUGNGO / LINNSd
1mans|  TvLsvO0 uvInEau / Mid 1IN0 T2A30 | N SALLYINGL

ﬂmosmmmp JONVSSIVNIY "LSIX3 @) ;__5"_ ONIGVHO/NYd 3LIS /

A
o e E&!E&ﬁ
ON oYt R M3d
000 66V) W OO $Y3L 001

€ 133HS 338

.
R A

9

dosry-y o0 A 300 0 wo

20000-€1 dNOH "t0000-€L dNOH 'LO0D06L AH LOCO0-EL dHd "[000-€1 G 1000061 18



s ru saauny

{6-0
9-0

133HS

TVASVOO HVINSSH / NV Td INGINGOTRAIG / dVIN 3ALVINEL

VINHOSMVO '3QISNVID0 40 ALID

LNINDOTAAIQ 3SN OGN vV

JAJVHHIL J4IMOvaS

FINVIVA B SLRKI ISN TVNOLIGNGD / LIiad

‘A8 03¥vdIAd

g

“NOLLHEOSI0
303 (102 611435 0IUV0 AONS I9NIVIE 01 13438 TVIN
N “LAI0Bd SiHt

g
2
5
8
§
H
3
2
e
&
s
3
&
8
2
< =

“NIT3Rd) D992 0N NYTd S0ISNVIO0 0 441D NOYI AHSVHO0OL QI2111910
O 1102 S U3NTIFT NIOTS 00t WHGY IS 930N SEOHS (3FS Sndt 1

‘S3ION

y
e
wonRRERE |

FLVIdWIL DNINENL NONHU/IONVISIA LHDIS HINHOO/SINM LHDIS
INOZ 40O HVIA 00} /M SHNLONHISYH-ANI ONILSHE

”
| i i V5 s
a5t v 30 90
Lo i o S i es
1201 xoseer) ok av wusaa
25¢01-4 e 3w0 JSwr0 0 410
i3 v M 3000 s

]
_

O 0f » 1
SLYIdWTL ONINENL HONYI/IONYLSIO LHBIS HEINHOD/SINIT LHOIS
B oA '’
N ,
Lo Lfy = (FoVEYD AT MIOT &) AOHVAR
ol {2vav9 TITT AMINT &) KOURATI 43
& T35 - TET §) NOIVATE s
DNV TAZ? T 4308

o szt e TN N
R * )
40P TH 0. 0 ~ X d
e ;
o N

. STNE 1 2Ot
4D Qhcisg sa<E1-01 Sxv) weke I 7 )
Skinnca 204t ¥ 0 5

208~ DRI O Mrad = B

3

I

Niv1d GO0 BV2A 001
/M FUNLONYLSYHANI DNILSIG
S S
e
S
/ \ 7
Eig
o o =
e et A S

B b TERVE -

e

&
.
RS Lt
IR <

/ SAOININOONOD
FOVHEIL 300 w5 SIVNTH,

2000061 df1OY "LOGGO-€1 dNOY "LO0O0-E1 AH LO00D-EL oitl LODDE1 O 1000064 LH




W 1 030y

%-o

40

VINHOSIVO ‘SAISNYI00 40 ALID

LNIWLOTIAIA ASN ODAW V

JovdbIL JITOYaS

“NOLLIIOS0
mogmm-—- um—l—o<mm U 804 £10Z 61 L3S CUVO AGS WNIVHO Of 4 INTwd T
L3 SONVIEVA 'Y SUINMI 350 TVNOLIONGD / LIWH3d = N ok wuémmwmmm M
133Hs TVISYOO HYTNDIH / NV 1d INSWAOTRAS / VN SALLVINGL IAG 02UV - Ew,wﬁrwmzsesm s st Fﬁ,%hﬁ%ﬁhﬁ%ﬁﬂﬁ‘g
3NOZ GO0TA BVEA 001 /M o i S e s oy i e e S S
FHNLONYLSVHANI DNILSHE ‘SILON
/
SOET,| IS \
%ﬂﬂ%ﬂﬂﬁn \
M \ \ aome au\\\ﬁ&ﬁ?
Q / =~ fmme e
\\ -
SHNINGOONGS

2 /

m

m /

[7:]

T /

B /

)] .

3LIS 1O3r0Md B .

20000°61 d1OH "LOODO-EL dNOH "LO000-ET AH 'F0000-EL it ‘LOOG-E1 QY "L0000-EL 15




15w ey

3 +

;m_m..o VINHOMYO '3AISNVI0O0 40 ALID ig_wm.mv.ﬂm H;swa
b 40 ANINJOTIAIA ISN aaXIN ¥

e
g-o| FOVHHIL JJMOVIAS | yRosys ey
133HS WISVOD zﬁ»w%&:zﬁ%wo&:gﬁﬂg AS Q3¥VdTud

AHAYHOOH0L ONLLSDE

E20AN_ WUV 'L
1004 1 CTYANAINY EI0UNOD ‘2
:eu.wtumswuuniad.uz;._.\..mxm;:msﬁamﬁmouuk_nm..

530N

bz2,) WIS

T Tod

SUED HEHON

1.0

0Ly

N ,.H O m CABBEHAYM VIIDWS VIS0

./\

S0000-€L dNOY "LO000-EL dNOH “L0000-EL AH 'L0000-E1 It TO0D-E1 N ‘1000061 ]




0) s pu aa0uey

\wip\Lino\y

6-0

VINHOAMYD '3AISNYIO0 40 ALID

ANINDOTIAIQ SN A3IXIN V

S T 0 INT ATYRISI

0080334 330 INVED NVIEED VI N OIDHICIH
Q2 JONCY NIIENW 0N SINOY GV AQ '08S)
HIN0S 11 JHSANOY 22 NOUDFS 40 HZIEWD ISYINDS 3t 30 UMD ISYRHUHON Tel 0 NOUMOd LRt OMIB

3

‘ONNAIOIB S0 dMOG 21 01 L35 00 IS3HIS THH J0 N ONS DNDTY IS 61 .0 HINDS
FU0) 9IS TIH S0 INT ONS I 01 1733 001 JSVI IWIMI ATH 09 SIS TWH 0 IuT OVS Tl Witk
BT ISYD 61 |0 RIMON- I0N31 St Fovg 1y SO3IG 40 EIT1 YOG NI AINAGD OZIT NVS 40 IQHOIT AINIGD
SHL 0 300 M N G3QH0034 ONY 9261 DZ MIBNIO30 OUVD G330 A8 (AWVGNDI SYGI SHI KON) NOUVDN0D

22 NOUS3IS 30 YUMMD ISYGHINGS 3Ki A0 NUYIMD ISYIHIMON T 40 NI AUNOS JHL M INOd ¥ 1Y INONGRADS

SHoTIOS

Sy GEMOSIO ONV NHONY ANNINDUMYY JHON SONOQTY TWOLMO 3D 98) 30V J8D1 NOOS NP '0V6) ‘67 B3R0IZ0 NO
0 04V S3S00HNS WWHINIS ONV I3IIS d03 JUSNAI0 30 AN 3L

} 22 #380130 NO QUNYHD ‘WYOREN ONIGHVNIIE NYS ISIH S 30wy

145=0¥0-E91 30 NOUYOS W) 2 30UV

ENNNIZE S0 N0 IN8L IHE 01 S35 D0°'SZZ “SUWOD ISBMINOS FHA S0 YUMVAD JSVIHINON THI IO 3N HIROS

NS HilH 1T ASY3 J0NIHL 1333 90122

VS KM STVEVG KISON 0NIB 30 00'S() 90 JINVISIO v SRvID ISIHINGS
IO UMD JSYIHION 33 4D IND HINOS OIS WA TThAVA ISYg JOMIM 933 SCUS2 UIIMS THH A0
A S0 JHO ATEUSIH IVS Kt TITWUVS MINOS INGHY 4334 DOCP UMD ISYHLAOS it 4D NZNVID
ASYIUUON Tl S0 AT WINOS OIS HiM VWOV 3NNV ND ST DNGHI 133 000 QUINDD 05 NV 3H!
0 NOUVONDIONS ATNGHINON 3HI SNOTY HISON SNINUNDD JININL ‘ONINNIOE 40 INOd JNRd 3H ONGE 02N
05 ONvY 3Ht SO HINHOD ISIHHINON 34 G 1333 2706 ‘QUINGI O SONVD 3N 30 3D IS3H IHL SNOW HINDN
JONIHL (233 00901 O33N OS SGNYI 3pi 30 I HINOS itk INOW LSH\ JINIU ‘SG I0 51 30W8 SICt
X008 M 9261 T2 ¥3GMI30 C30NOIZY ONv 9261 '0Z MIANINI0 G30HOD3 NV $251 ‘07 MIEIII0 VO Q0 AT

"NOUVHDAH0D ¥ NOUVHOGHOD

AUTONDS MNYDINO 3HI OF OUINOD SONVD 3t a0 MINGOO ISVAHINOS M OF 'SS3) MO JWOW 37
EFOLL N AN 3D IO ISIH ONS ONOTY HINON 30NSKI YIRS TUH 40 3NN VA 40 IO ISTH ) NI INiO
v 01 'SS3) 4O RiON U334 00O YUMMD ISVIRINOS IN 40 MIMND ISYIHINON OVS 40 N HINOS I SNOTY
ASHN FONIHL UUNAD ISVININ0S ML SO UMD ISKHINON ONS JD BINHOD ISYAHINOS I 1Y ONCNINHDS

SHOVIDS S

QIEWASI VINKGITYD SO VS OIH0 NYS 0 AINADD SBSNVIO0 40 AND IHI N NOWIN GNICWNAID NS 13
§ 39N WINOS 11 cIMSNHOL ‘22 NOUOIS SO SN0 ISYIMNQS 30 30 MUND ISVIRIHON 3HI 40 NOUNOA VL

(45-0b0-141 S0 HOUNOS ONY £2~090-Lo1 N} 1t Torwd
10T 40 NI Q3IVDd (S0)5631150-SHN

WIBN HI0H0 ANVOHOD TUU MYOINY ISHY AD WSS IMOQIY UL NOMS e SNOUQRISID WOST Mi

INOIZAINOSEa WoaT

_m 56021 ON 'S0

o 331 uua0 wvs (e
| FOvHHALddnovas |y N
6-D WEAVSNNH (i
SONVINYA B SUINH3d 350 TYNOILIGNOD / LIKK3d
133IHS “WLSYOD UYINDIY / NvTd INGNIOTEAIQ / VN SNLVINIL ‘A9 QIUVITAL
SIONVAGWNING 7 AUYANNOS GHO0D3Y ONLLSIXT
£
llllllll or
S2-080-t91- Ny
3
OS2t M 991688
/:4?/
R 8 N
gF B &
R = E 22-040-£41-NaY P 5
z® =) o o
s 5§ g1 | k7 &
N i mw IN ,ee O,@ T
8g | o Y % . 533
l..l'..llll_vw = H"”"Ha""ﬂ.J m \%, ! m mmm
—~ P2 | i R3
_ > EI
By N
| [ﬂm ) o q Mm
0Z-080-g44= W'y & i m
3 W .
& 5
&
S 3,05.15.000 30927 MLO,21.68N
J0O'001 M.B.01.66N /\\ o
lllllll i g +
- 1 o T el ST T K
v by SO (s &
b o TR e M (T T v R s ki
Vo T ow ll\ ==
L -2 Taduva—] M NEg %
4 m w H XBES MITI1GEN
P
i
vy

Nhlaw Y- NGV

——

on

|
Vhizy

33/"@'55 "

MOISSISSOd MY STUNYS SO SIHOD ST

SIHO2 IR
THE A NHGHS JON HO STHLIMN SCUVM OF TUU MO SNV SINHY UM 9T

AVAHOI LSYDD RINON
ATHIGE HUT GNY) 3L 0 NOISOd Y2 OF ONY Ny 30BN JHL 40 SO 17

a1 M srazen
NOUWIOSUDD WAINN ¥ JMSNVIO0 40 D~ 40 4O Nt

SCUDITH IO 40 OLILY)0-6002 ON JAIRMISN)
SV 8002 92 HIY BONDIRY "SISO TINFOLIN GNY SS30TY
583%:&5&2&5%383%53&&55@

| B sz
KOUYHOMED THINEN ¥ "SUSNR00 90 D D 40N Ny
SOOI IO IO VZ11500-BO0Z "OH ININOMISAY
SV 8002 TZ AUYINYT OIQHDITY “SISOLBNS WINIBON NV 553037
UG Y WS04, 404 NS SSTEOF i o s o N
Wouwam
U093 HoKs NS0 36 JONNYD JAGNISYS SHE S0 NOUYIOT T
|y Sz
Q50 WS SNGUVANIIN X0D Y/8/0 “O0 MOSKDD. <k o 17
S0 THOLLID 40 £T60CIO- 2007
0N ININOISNI SV (00F 22 OMUER (ROH0ATY “SI80dM0d WINIGENT Ny

NINGINOZ SNOUYNATIOOT I3 ONNOIKIONT ONY TPV 403 INIISWS Ny 02

2 WS 01 SY SISORING NIHIAS ONY LTINS Nod HBNS I 0 SN AL

ezt
6 AT AN S SO ISOHE 40 NOLNOVA ¥ SAYH AV J0ISNYII0 40
ALLD JHL IVHE SIHOW ININISVS 0L SV UNY 4 JSTUTING GRY T SN 01

) T e

NOUVIOGI00 ¥ 2NYANOD ST 3 S¥0 000 WS 0 40AYS fr

SOHOA3Y MNLID SO LZ99L0~0007 "ON INIMABISN SY 9002 ‘07 3380190
G023 SIS0 WNIGON TN SITRID NN 803 INTHING Y dw

2 0NV | STRvd  Si0240y

JOSMZ00 0 D 40 40 N

SO4003Y TOILH0 SO $1§530-9007

“ON ININONISNY SV L00Z ‘51 IBNCIdYS OF0HCOIY SISO TINIGINT
DN 224 Qv S50y Jitd Y03 AR TVAIND AN HAS INHGSKE N @

TIWLOI~NON St INIRISYI THE | B (SIOTIN
NOUVHORI0D ¥ UNVINGD JUITTF P SVO ADIQ MVS 14D MOAV AT

SOH023 MU0 40 LLGUESD-9002 'ON ININALISM) Sy 9002
IF AW Q3080238 "S390c¥nd WINICINY GNY SIUTHIN HOS INFISYT WY 5L

AENNINGO)SIONVIEHNING INGHISI

§ MV ST

QU0 TMOLAD SO S8GLLO1=GO0Z "ON INGANKISNY S¥

SDOZ 51 36MB30 GIGHO0TH (SINHISKT F0 INVED TIOBAOIY OWY ININITADY,
GIUUND INGHAI00 34 K CINNINGD (SMNGMRSY NV SNOISIAOHS ‘Smaas i

5040931 WD 50 C0L5021-5007

(0N JNIRNNISMI SV $002 22 H38/2030 QIOHOOTH NOUVHOAHOD TAANNON

¥ JUSNIZI0 J0 ALY ONY ANVINDD ARV UM IMAYI0 ¥ 071 SESIAI0

H MEIUIG ONy 48 GUADINO INTHIIV IINUAIANDD A1430DH T34 ONGIIINS

ANGHGNINY OTUUNT INGNAI00 3HL 10 GINIVINDD SNOISHOU GNY SRRl 3Hi

SN A3 ST NYS 41 50 SR WOMS NOUVENAN)

02 036AS 36 A8 AL¥Id08S OOWOSI0 NOYIH IHL 40 SNOUNCA I 13v3 N

SUNIUYYS UHISS Y04 INIROKISNY OIS OF OV S FONIHATY

SQUOO3Y TOLLID 40 YOCETL ON INIANMISM)
S¥ 1461 91 NI OI0MD23Y INIWRUISM A8 GISOTISID Sv 6961 £ ‘DN LIRISKY
ANSSISSY 40 AHVONNDG C3SCAOKS TH2 MUK ST NV ONS VWL JOvS il

SOU0038 T 40 SELOS ON ININIAISN) SV (961 5 WY ‘GI0U0ITy
ANVAN00 IRV QNY IBSNYRID 40 IO WML ONY A8 QLNIIT
QINNINGD SNOWIONDD GNY SINVGAOD 'SIRIZL 3Wt NOdN 0961 €2 HOwv OaUvG
ANMISYD 01 100 002 A0 INVED ONY TRIZINY The SNIGMVOTY INITEIIY NY

TBUS 1 RS ONY U TEIUS 3 MVTIN KOHS G330 AIAND ¥ 40 292443 i
QDI 0 SINIRNMISKT BN _SAORNA
N AUISIY MO GIRINOD SV ININISY3 ONS 351 OF SR 40 IHKY Il ONY

§ e St
ANIOR SV 3900 GNY ONVESAH “UNVS Y STVOUVY ONY UNYE JUH 4D MDAVE N

SO0 BIOLHO J0 G2 30Nd'1T85 NOOR M 9561 'S ANONYR QIRIDITY
"SISOGENS WINSORNS QMY OYOY H0F SSTHAT ONY SSTHINT M0 INNGSKD MY

AGISVG A0V 3t M SIHNY SHDINYO KIVIIND 01 SIIOJUNd G330 AAIANND
S DWZIEL0~2007 ON INSSISKY SY 200 97 MBMIAON OIOHOTY ONY 00O
JOF HOUTH G310 Y VMDD b ‘S3UNIIONd ISVDD 01 NOSANOHL SIVIMI CNY
LSUNNIT NASHIYY 32N UIONVIUNN SDT00 INVE I "N ONININ T IINVED
Y 343 4 GIOUH TWONSH ¥ IHIMO (1661 "It 6380130 VD 17076) 1ML
N S9908 b WOD) 22 S0 J3USOYS "S90G 'V NYI0T 1681 ' IS QAVISIY
0% 030NNV SY 5061 T MIBNUES OVO ISTML AUy JZUS T 40 STUSTHL
WA 1 VNGNS ONY M TIRUS D WYUK DRI GII0 MIOUAD ¥ 0 LATL3 It
- 350 N8 Qi IS 1004 05 GIS VA0

OL KRy 342 NIZISH SHOINVAD e QLMD ONANISRY, 'S3UAFY OSTY ININIOD Qs

0Y093 A0 SININISNY UINIO SHOREA
A0S YO OKINDD S¥ ININIVR GVS IO OF SUTHIO H0 IHNY It OV

UL NP SY
20t (M GWYRSI AEITEE O 20D ONY SETISS SOWRY GHVRGS | 540 03

SOUITS TILLID 40 900 304 2200 NOOR
N C581 91 WHaY 0304003l ‘SISO BANIGIINI ONY OYDY bO7 INIGSVE MY

2 g Sty
NOUVSOGDO ¥ ANYANOD SYXVI JH2 40 NOAVS AT

SOOI W0 4D 2¢) 30V “IEP HOOB NI
067 ‘82 AAMALIS O30H0I3Y ‘SISO TANGGIN QY 050 H03 INSHISYI Ny

TINLUOYI-NON ST INIESE 1 Z ONY | STONVS  ISII343Y
ANVAROD INOHATI VAHDATYD NHIHINOS 40 NOWYS N1

SQH02I PO 4D §

20Kd 569 HOOG M {061 '4Z JSAONY Q30T ‘SISO TINGOONT GNY STIUXE
ST AYSSTIN L LN D MUV ONY SHORINY 0N ONY T10d TV
Ny MENY 2530SN1 300 IO VI AI0HISNOD 02 ININISYE NY

WA A0 IHO OIS H3AD G3103:43 31T MO JHE AND ATU3408S OF AWVSSIIIN
38 At SV 30GHONINY HOIS AV S0 INDIH Q3GIOSIO IAOBY i OF INGIVTAY
BOINVED 3Kt 40 SONYI 3L NO NIVINWH ONY 1033 S0Vid vy Baiivnip vt

it QUIWIH SIS IHI AG GOCISBIONN St Jf, SO YINIMNS INRRPMISNY OIS

3 100 S0
ANVIIOD JUHIOFI3 ONY- SV GIVOOSNOD 0OXG NYS | 50 MOAVH NI
ISGII0 A0 44 IIV 1591 NO0G NI D261 'S HOYY

03080039 'SISOABNG TINICION) ONY SSIHD3 DNV SSSUON IO JHOW I HIM
H3HIZO0L SHAONOD UNAOEOUIONN 'SINTT J10d WIDS MO U3HIT 403 INIRISYE N

\Z
v

NOUSHISIO ‘ON WLl

1102 % HIOIOI0 GAVD SE¥1IEC UIRAAN MIOND ANanod Tu
QU 15U A CESST 18034 Il MONS Y SNOUSROXD ONMOTIQS It

STONVEENNONT INIAISVZ

€0000-61 dNOH “LOODG-EL dNOK "LODDD-EL AH "LODO0-EL dtitd TOOU-EL O LODDOEL 15




L0-AdS

e e e e e e e e e e

EL02 '8l HIBWIAON
002 m L SFTVOS

OT13AISNV3O0 'H'O
H3dJOBAI0

#8026 VIMIOINVO ‘JOISNYITI0 AVM VDLV VISGD
30VHYAL 44M0V3S

Nvd 31S

08 08 24 0z [}

£0-02 =l &eos

F2V0-LL2 (OLE) xRy
S9B9-L1Z (DLE) ‘oL

oTryrer——
t Jopoy
T opag

QRAINCH STV FIOKHE AL

T STV WYL 20 XS} QIRNDTYSIDVAS TININ WAL

5 R0 S2I3A0 TN § Asand o) mE T ¥OLITHA
w0t SLNNNOONGES ¢ [25) WUNSGISTY

SINNSTENDTE SNDHYY
pss 3% 65 1O AP 244 » G0 10U 1 020 3| PR oY e
»r WS N3O WOVS0] 0XOIAGYE T4 0AD - (meppTY $0dAL SOPGRAmIY
L (SHINOIVE) OO TS KD RVARY V1AL SPAN 27340 Yo sAL SRy aldy coporsue)
DOV 106001/ 35.008) B7Vd5 HO GTUNYO WS NMD 545

TR W 055 WIH NP T
ol N1
1Rand o R

XIWRITG D0

PACIFIC COAST HWY.

e b

~

— -

[
|/
ONDAY b “‘m& 4
WNININOQ 28
i

3
SN B 1 ORI~

AHNHCUM B DHLAE



c0-ds Mo s

ZLE JUNS 1AW 18BOD BHided ‘B LEV
OTI1IAISNVYIO0 HD
HRJOBASD

9075 VIMHOAITTVO *SHSNVI00 ‘AVM YORIOV V1500

JOVHHAL 44170V3aS

MS IHL OL NIdO ANV F0VdS NIdO
SINVHOVIA HOMI1X3

BNV
EOVME 11340 WUy L0-0R LFBHE HEE DU0H

08 o] (24 [ 0
002 = .1 B0

BEPO-LLE (DLE) X0y
8300-L12 (OLE} )
#0508 ¥0) ‘soRUD)

WVYHOVIG 30VdS N3dO

FOVeES) B0 ALVARS SRLVOKITH
VRN /ADTELA G

VA3 NIJO
NOWWCO

FOvdS N33O
3LvAltd

angeI

WYHOVIQ AMS 3HL OL N3dO

nﬁﬁﬂmwwl*_u_ll

A8 DL DL BLNRLEGON ) SvaEre
OBHALVH 3

A0 BHLOL TRLONMUKBOHA SYalsY
SAIVION VIWY GBHOLYH 311




- £l02'aL uaAWAAON VB
O Q b e ——
L= 8
&l
B2 8

S2P0-L42 (D1E) X®.
=821 (B98) @) B89~ 12 (018)
212 01e Sos oD oed S 2op s GoBL M 1%z

0T IAAISNVIO0 'HO T "ERSIANY LUDSTEN SSUIM
HASO 1IN0
YHUEE VINHOITYD 'IOESNYI00 'AVM ORIV Y1900
F0VHHIL 44M0vaS

SNV 1d V.34 ANV DNV “EATT ANNOYD - DNV

TTAATT LNIW3SVYE - DNV




P0-AS  unE ettt
.?_-.msﬂém g
.o.;u.wSaEm

S2P0-L12 (DLE) Xwy

pnpdmy  mmiiad
212 8HNS - WE00 DiloRd 'S LEY P
OTV3AISNVAI0 "HD i A
H340T3A30
78028 VINHOIMNYO "SOBNVIO0 'AVM YOIV Y1500
FOVYHIL 44M0Vvas ’
: "OTHT DN Sl
SNV Id DNITTING AT 36 oL BRI
¥ '€ '2 12T TYOIJAL - NV1d BNIQTINS TAATFT H00H - Nvid BNIGTiNG

LT3N - NVId ONIgING

a 3 a

0 o8

1$8Y10 (2) 3aM0Hd

oo
g?H

o =
Y=

5
5

o~



m0|Dm s:&.u_mmmzm_ZA on V8 |54 2€ 13 0
2k = Q121 1T V0 g Dl = D1/ 08
qanes S B8 o5 10 2 5
7.2 808 VoA 13060 W2uy '8 26% o A
OT13AISNYIOO0 'H'O T RN Lascrovd ookt
HIHOEAXI
H028 VINHOMVO *SQITNVIO0 'AVM VORKOVd VABTO _ ‘h\
FOVHIEAL MOv3S A 3 NOILYAT 3 1SV3
SNOILVYATE DNIaTINg
NOWYAZTI HLNOS v e
Nuu_nEeEJ T oWl T
_ éteaj
e A — - et
- il | JE— — |
o e e e e —— e T p— R e Bl |¢_.
TriTEeETT i e i g7 T 54 w : “Ee S re] st 5
i EHOH LLE oTon O O 0D HEcl 0 H i .F_,_:___ NAI el HO o i il 3
TRTTea — A H EE . ﬂ ﬁ H Ny —wTTRAT [ E e = I 5 %ﬂ ) = L e (3 s
B Hovi) H b 4111 1,%w | me HALE 1S T EeT PR aTiy i |8 E e 11T 2 ,._w
i e ETIRi o Rl R i e e S e T 2
ST I Eﬁlmﬂuumw meemn BEEE : pl JREE PO D LR B | g
e T P, T e e oy u‘m. H DT e [T O g o H EH : g
..... — 1 P | A 1 I A Iy Yoz 1] —_ [ L KX L i Wy I
2% - 100 : L TR Ledelid ) 65 - dood F—I— : 2 =

OO AT+ -+ e <] \
WO Ty~ bitastntd

Qi as
EYETARROCY ot

\ e e UBLvisima NOLLYAT TS HLHON
\I. AL CTRATAY » i
“ Vs T I ¢ KW D oung s 4 930 “ NOLLYATF 1S3M

VODE VIS0 LV AOVED

o - o A Nh
1 e
TR Ty
|
e —
s el B EE z Frormoie
MM AT haRa i AR ‘ L \LLLLLL
........ g | e e
N | 1 pon kg b ek 1 MITUR I
T S iy Iﬂﬁ-@ g T
= i ¢ 1Ly EELHT | T PR e, (i
6156 - 4001 _ i 1 s} “__ I \_I LT A
[
SO0 TVAY
dAL OFWUR -
§d§;—>ﬂ>t'||
WAIRAD TeLary \
& rwoon s




EL0Z ‘6L HIGWIAON
WOl =844 YOS

90-ds

ELEL-628 (859) 39

SL0Z6 VO ‘uaTag eusjog

BLZ DUNS 'AmH 18800 DijloEd 880

O IASNYIO0 'H'O

H3JOIAI0

5026 VINHOSINVO '3QISNVEN0 'AVM YOIIOVd YISO

3OVHHAL 4d4M0v3Ss

SNOILLOIS. DNIa NG

S2b0-212 {D1E) ¥ed

5898-L12 (018) ‘oL

POSOB B0 "@ouRAc]

19248 WOBL "M LSZ2
TSN LWIGT[RI SOURM

AT

O-0ONOILO3s
Q5L - 44 | n |
..F.J.W.“ nIvD Olidve 'T“ = -
:s S¥p - 43 | -
i i I :
| 3
e - | N C——t.
T E:ﬁhw.a.ﬁﬁ.. gWuhﬁ._:a _=_
g
& t
[ M- T —_— - _’
202N [ | .
& 1!
N - | 1 !
- -— = -
: |
] —t - — -
'_Am 5258 - 43 _“ " ! J !
* H0DY 40 a0 - ] i3 . it
i i 3 13

e 3n8
55300V Juld
TS IACBY ANS SHL

TOOMALSTIVA HOMILX3 HOLVI
OLHSINIJ ONY 19V *LNGNAINDA THOINYHOIN VT
e EMOO OL §¥VM IUNSOTOE WAL 'S1IVRY
B8NSA"01 @ GV U ANGNGA WOl HOBIN 28-9 NOIOIS
Mo .. !
T —

e Ine

A5 3HL OL !

‘QIVANADD |
WO IXG

.“ === F——— —
N L—1 %a - [
ToldAL
ANGOTVE $$3K63 HOMALE
TUOALSTIVAN HOIYSLXE HOLYA
QLHSINIS GHY L111ve 21 BNIAGS W0 IVHOIN Viv
TUF0NIO OL STARINSOTOND WAL STIVA
BUNSOTONI OHY LNFNAINOS TGO
D5E =49 i . 1
—— - _
N = "E0 350UV BRIV I D I
& . ! i
4 sw-as o -
ST 1
a
1!
Lr. 169+ 44 U L !
o WAidos - 10 man ! AN A -
2 1 c«.a&:wwm D0V Sut) 308 X
2 /Y HNOV LS IO 341
£9-34 - v i - —-— -~
o mman I [ /
H | n L3 o !
fmSSL - 24 —_—— e i - - - p—
T b
- - - e, S v
: ! 3413 034IA00 40
T _—— e —_—t e —
. POIEAI )
g t |
Y srseen 1
200540 dox ssaoowams | — R 1 Sl
335 ‘IA0EY AMS IML |
0113055330V Ty ApcaTve —
ey recqe Vi)

&g~ dy
ZOIOVHYY ONILVE

"
)

b - 44

T TERvS oNpivve

EZN

4 SebGda
. WNIOGd - (0 BA3T
a
4 £a- 3y
a-
To @
a
4
ey
T oA

1

5
S 558-d3

CREY

at

A L8644
™" J00W40 doL

HISNZT WAL N ONG 01
‘9VH 30 WOLLOB YiY 401
SMOUISNYML 34075 % §
"IN W 34OTS X % 02

THDINY v
SNV LV IdOTS % 1

3-3 NOILO3S

[

VUKL STIVIA YOINIINE HOLvH

QL HSIS Q1Y L5vd LIFNGINGT WOUAVHOIN 1Ty
THICN00 OLSTIV/A FUNSOIDNT “TOldAL 'SVIVVA
HTSOTONE AHY 1HBRSNDI T VHO3IN

Z5e-d3

IS ohbiva

H

Sbp-d3

H_LLU_.T &L_HI_F.H_H s.._. T

STIAMUOELX3 INIOVIQY Ly
SN0 YOI 011 'L 1v1d IS $S300V 34ty 335
"A%5 3HLOL CALANYISEOHN S5O0V Fel4

G-aNolLo3s

T w

.B-MJ

o erbseay

WNIgE - 102A31

al

Al _sa-ay
T zoEAat

e

4 S¥sc-dd

. £0I3A3

£

R 58 - 93
%0 13A31

e

L8643
¥ 30070 ao1

1

LI

e

—

'SANOSTVE L0 YOBILAE ¥

v SIHLOL N3O

U [

V==

I
~ | I]

TOlAAL
ANODTWE SSI¥03 HalaLXD

|NJ|_!

11v1d LIS SI300Y Ttd 335
“AN1S 311,01 GALONYISIOHN SSITIY Iuld

T




N O |D £102'6L WIAWIAON ol z3 g t 0
Mw W09t = /L FVOR S
A "o 0L =P/ 18|e0s

SZV0-212 (01E) X8

m»amm&&m.\.mummnwms%w_ﬁm S989-£LZ (0L6} ‘1L,
L3 AUNS v ISBOG OljjoRd 'S LEY mm%mm_mwm won>uhnmww
O AAISNVADO 'H'O T SIIONOAY LGOI BRI
H3dOTIAIQ
5026 VINBOSINYO 'IOISNYIO0 AVA VOISOV YISO g
FOVHHIL 4410V3s )
SNVId LINN
yeq 2 + woolpaq 2 leq g + woospadg g
sYvLEL $S1L90'1L
g NV YV NVId
Gw B T

i

T ﬂ
L1
1 ]
) DrEX T
i
0L "
.,.,.r_. 901 X 00T
“wonpeg
.
$ L]
W21 X0nEL
a LiooIpeg "W
2
& K%
o
/ . N 0}
] 3 O
|
el
o .\ Fow EE
,\ ’

“ﬁm
D=L Xy
wous T e
N




€102 ‘6L HIBNIAON
0nL =ab/LTIWOS

80-ds
£26£-5/8 (958) 10}
O 3AISNYAO0 'HO

H3d0ANAG

5026 VINHOIMYO *3GISNVIA0 'AVM YOIHIOVE VLSOO
3OVHHIL 440VaS

SNVId LINN

ueq g + woolpag z
IS gEE'L
QNVd

9L

Zi i 14 0

]

0=l =.¥/1 8jBoS

Sebo-L12 (OLE) ey

5888242 (OLE) 1oL

#0506 O ‘sourliol.

192U W06 L *M LGZZ

V1 SIaYUOLY WY B3YIA

m

Fow

Fow

WO-BL X 65t
woaipeg "W

EX)

i

iﬁ:—: LEX0uGE
e

T

o 8-01 Xup-g
weoipsg

vauony

ot

e 2 + woopsd g
S 1e8'y
O Nvid

Feay

¥

Fioas

Tors

Foer

L% a0~ )
ioampag W

=)

OMLEX 0851
uiaalpag

s

018

arar

AL

Fome



£102 51 HIPAIAON
DL = /L ITVOS

60-ads

OTI3AISNYIO0 'H'O
¥34013A30

Y5026 VINHOSITVO ‘SOISMYI00 'AVM VOISOV V1SOO
30VHHIL 44M0Vas

SNV Id LINN

Weq g + wooipsg g

ol (43 [} 4 ]
g
Ok =,¥/1 oeas

52b0-L82 (01E) xeg

19248 UIOBL ‘M 1522
o T "SIIBIYOIY LLIHOTIEY 96U

it

Wea 2 + woolpad &
1soeg'L
ANVId

wEL

_
ks
1]

@B %2031
wopeg

& woppbg

18R L X Okt

Juag

Soest
o4 NVid
X
. )
Wb X OMEL
< wsg
s R @
g . -G X081
3 pipag @
: e s !
b
4
W0-E1L X010
g woaipag { uea
TR B —
i
]
ov N s
0Lk

=
bl XdmbL
wuod Au

|
1a

e

W=0L X EmG L
wooy Buiug

9-Z1L X651
LIOOIDaR ‘W

L X4l
“pbq|

&




- £102 61 YSBNIAON
WD+ = Jb/L VS

£45L-5.28 (880) 119}

51026 ¥) 'uoesg Buelog

2L SUNG 1AW 15200 olioed °S Ly

OTI3AISNYIO0 ‘H'D

cL 8

o

Ok =/t 8jeos

S2v0-L1Z (018) Xes

£888-L1Z (OLE} oL

YOSOB BO 'adueLoy

1820S U0BL "M LG22

T "SIVOYLDNY LIOTTRIN S3LIM

¥adOTINI0
95075 VINHOAMYD ‘A0ISNYEO0 "AVM VOIIOVH VIS0
3OVHYEIL 40VES
SNVId LINN

weq g +woolpsd z ea z + wioolpsg 2
. SPEEL S 080t ~
O NVId HNVAd  doe
Foee &0 ’ i Toe ‘e
—

02X, B0l
" wiooupsg
a sesen

L © o

L Meddsen

m 1211 XSmb L P
woipeg
1 sosem m . BrEL X BTk
I —— N
. T,
PRSI L L]
wipoy Buy g
: S — zed T | ]
T — g
| .b.vc.m..
ke
Fou 08 e M e ) ER Fear




—u —1 I.O EL0Z ‘6L HIBWIAON oL z1 a LA 0
m WAL = Wb/ L TVOS uﬂ”ﬂmﬂ
*0b = /L ‘efeds
SBHU-Z12Z (OLE) X2
%m, $888-21Z (0L€) 181
POS0B B0 'd0ueLO,
213 QNS WH 15800 oliovd S 26 _mmmmw oy E%m

§2026 ¥O ‘uJeag et

e

DM 3AISNVYADO0 'HO T "S0BYYOY WIRSTRIN STUYM
W3O
#5026 VINHOHITYD "2CISNVIN0 'AVA YOIHIOVd YASOD ¢
30VHYAL 44110V3S 2
SNVId LINN Uleq 2 + Wooipag z
sgest
Fowe INYId
N® =
fijeg e | el | N
; o 4
x a
052X *
W/ wgod By,
& -
2 e R r "
wonipeg || .
b.mm_zm =H H=
o’ —
H .

A |
]

-t
Far




N —. |D m £402 ‘61 YIAWINON oL 2k L4 v 0
0L = b0 FVOS g
™ Ok = /1 taje0s

S2V0-442 (016} X3

B262-620 (956) 10} 5088-4 12 {0L.8) I .
SL0E6 VO ‘yoesg eurjog POSU6 €0 ‘saueic)
Z12 3UNS MM 18200 oioeg “m h.mv WaNg LIOBL AN LSZZ
OT13AISNYIO0 HO o 'SI0BULAY LOJEI SaM
HI40713A30
5026 VINHOSVO 'JAISNYII0 'AVAM YOIIOVE Y1S00
FOVHEIL J4N0vaS

- - 3HNSOTONZ
13

WOOH
ANIHOVIN
HOLYAZNA

oot
HIWHOISNYH.L

W61 X 6-ZE WaBL X088

45 598 sEYY 991 X922 -8 X021
@ 208dg Ay | 20843 jjRl0Y Aqaan ooy Wooy
{oauoQ eny TWOI10373

Aauz 1s9ngy

I

oned
(22

\

F——




DO IOF =47 A Joow 10 WS setpoy b cascudes a3aiey

VINHOAIMYO '3AISNVID0 40 ALD
m BNOLLIO FNOZ BNIGYO T
* =IO ‘BONVLEIO LHOIB ‘Nuld MOV
40 LSIHDGE ONHIINIONT TYANINTIddNS o0 3
L JOVHHAL 44MOvaS v
LS| JOVHYD TAST] AHING @ NYId DNIGVEO.
£10Z 22 30M3n0N
e ;
-
i 1
4 mﬂuhﬂug o {2 INTOROVLIY WY3d KIISYR 2H-NvIns I~ M—1Ty Tl el B "._ _Il
ANGRIO AT 35 Q3XIN DS OV OOt B NOUNFAN 33 I0EWIN0 20 LD i) Para - - o~ 0 = wn.r. P
IHYVA 30 aOWI NLERG % ATHO Xt Tt 13 GOV VIO — 1 | igdoer i iR _ll 1Y SNTTOR A0 SLRT
IO N O Eror I/ 2 i - BATT 30090
(B) LD1USIONS (1UISI0 260 (GIIN) MAINEOT-0  XNLISIXG  TNINZ lj | i L] o1V oMW 20 SU \
FNAD 0N IO I Wi AAR— —— ! wﬂc e
ANTOBAATR WIS TROND (S 3avasai
4 SLINY NN (TAPR00) TIVL3! b SN Wit i - Eﬁéauﬂt:ﬁﬁ.ﬂ ﬂ&l’ . ! _——3300V] %04 VRV XWm30s \
28 LN FININOGNGD "W IINE0)SIY 0 W38N WIOL GRS S SNRYIR JUS FI-A0T4 MOJ PN00d —— Pt 308 S-NNTOS
T SO 03D LD WEVN TrIal HO MWL 3VIOOWT TEE ol h [ B | | ss30y Lomnamm \
\ Z,,, ST BHIIS1E S0 0aN w10 IR0 SMVID 00N 20 ROKHDS ! - SIS RIS
E/ @ L4 88 WE2 v ool Sswep Wit ~e—e— BLTHO S ha i A
L03M0Hd YIRS (14 °05 9"D'FZ) IOV £5°0 Lo A8 KoL Vs Ny K P —_—
i (13 °0S 1 '508°6%) SOV 511 1555 ) YA s oo P GE = (3OVAVO TIATT UIH0T ©) NOUVATT 44 ]
. (15 05 2'v25°2r) 220y 2071 avussm G v % = Gegw AT »%E 0) NOULVATIF 44 g&:mm%zi
. ) (SHYd Sdvasawy) T35) N7 — SYS = (1 13137 ©) NOLYATIZ 44 iva oS T35) UitvnD M
SLON TYUINTD ity T v b (39VvD ONDINVY TIATT 7 a3A0) VIE N\ Svosd Tl ot oo
NIV S0V 0nBnJ sLSI 3 eNINGL) 130 S e O~ X o 0018 WIUINIKOONDD Ad0IS~p £ 0 3 D Hoeod
(E’ TAIT GWIOR SHL 1V SIVHNINOGNCO (W0Msmws) Iy b4 bw.bvm m %h _, {9 Ivosovt ¥
TE RN S0V0 ONISID MO ARNWRD ST SOVND ONDLIYd FISERN ' ! £ f
sg&spﬁimj&hhﬁﬁﬂbsg V‘Q
g B L S A VIEDO oMiSIe o] e B e
gﬁaﬁu&ggiﬁﬁaﬁmghgﬂa&u i ./..S_E. i !
TS W L9 Y SOTAI Ol FDOYI NVAVA ¥ SImd gggsgaé TvmmJ )
Hnggg#gésgs X08-x0MN Hve ss30v i 124 [}
W WM UG LB S G Bl o e ZHRIND JTKN3 O WD Q3L ._wm..o
DNV ZVAVO 1Y
w NOILLJIHOSIA 103roHd Sg_ndi.w, i
Vi =S
. D G £ BN
N _ . SyfNiaE=
ACB1E ¥ 6582 s s 3 o] =1
o
7 7 .5

.L\VOO
a;r
I
£ 58
55 ¥
iE
§
i
gsé
%
4
g
%
s
5
’3 _

AMH
E
!
3
g
8

! - A
iié ST 7 o . ]
Tdt) JRON LIRS SRaSIG Yo af Egrssg ¥ W57 . o Siuﬂ.h

- S \Iz.a..xu o \L:lwﬁ oM .n q!m& " s 'z
d R
ZEST1-H DN 0 S0ENYII0 J0 ALD iy Vs & s A =
AR v i NG SMLSTG . /T TR .MN‘ s .
e / A 7
a ) o
P

Bl

Bjuiogie) ‘episueasQ JO Ao
INIWNAOTIAIA 38N QIXIN vV
JOvVHYHIL H44IT70V3S

2000061 104 "LO000-€1 df 108 “10000-EL AH "L0000-E] dbH 'LO00-EL GH 'LODD0EL 15



FEDOLIE2~7-MJhowZ0 165 xopnay Sug Muosdel w008) MADSS\EMS] Sl -y A0\ HIDVH

m VINHOAVO 'SAISNYI00 40 ALD gﬁiﬂ‘!! MAYS
SNOLLIO BNGZ BNIQVO —a
A ' STMIOU "FONVLSIA LHBIS NV DNIGWVD -
10

LISIHGE ONIHISNIDNT “IVINIWT 1ddNS IVIOSSY S R
z | 30VHHAL d4M0vas | | e B

133HS » 7

-
AHOIS 20 3N / FONVLSIO IHOIS -
; s =
s e i — e 1 =
-/ (|~ v O
WI N S e . m = I"
"w— i) N - m nm ;
- o ] ] ) m = :
— 7 B X3, O i
”.I ‘r\ 0w R vl T =] m SR T e }N
B A o ) 5t Vaory ...“. - m
-S¥ L (v -~ o nﬁ
- F T "
$a ] oty

./rmv‘llllull!,.llxill’l. o
o T
I.ﬁ%{iurﬁ ey e L=

-

||||||||||




Ssoveez fon

ST 107 LTt Wb T8 IS aspay B3 spasedg soaimy

VINHOZ VD '3QISNYIO0 40 ALID
m SNOUDO 3NOZ BNIKIYON
# 6F1120Ud ‘3ONV.LSIT tHDIS "NV'Id OSNKIVHD
10 1 uaHXa SNIMIENIDNT WWANIWT1ddNS
€ JOVHYHIAL 441M0VvaS
133HS

¥ TUSOHA/NV Id Ve AVMIATEA ILVATES

L0m0Z = 1y

020z = T Faan

oVa AVMIAING SLYAIM - TN40kd

EC N Tty

= VG AL
o - SO Doy
- [ @ s
/ 7 7
[ S ) S\
Qe NG
a
o | b N e
) rl
i T T A,
WISOO 1503 0% /I
ALY VIV HTRC0S/NASSO%
0 T OHOW 50 2K .5 GO

WDS0Z = 41

WAY (EXIST)

N

Ve AVMIAING SLYAIN - MIIA NYTd

ALFUBYSYO NOUVALOY IEONLS 7 SUMNIAO
XOB-XONX /M

S5S300V AONZDHIND
(snvd vaﬁmuzs 393) I
&5&81 LYV TIVM ONINIYLTY 1O3M0¥d
T Jovava

-1V INITUNG 40 SUNT
3T

HAUVA IVAND

st
3avy9 XVH) 'SBY 000’8

SAUVNNILTY UFHITNONT
HIHLYIH~TIV

| e

(2 1nomrovLry

N2 SIASYR T-nvasng
NOUN3AZMNA FMld IGISNYII0
S0 AL d3a) AND ORI 34t
01

N

—

3

%

. s
S5 —

g

Eng o,

AVER
g5 .1

1l

SONVEIYT 30VHYD Ly
"LHOIZH FONVEYII0 NI 0L

COSTA PAQIFICA

£

T

¥

g
/)

34,1
sarrs

3

JIGAE

s/

0ze.) FWIs

03 (33 (33 )

> Wy

002 = )

SIALLYNYALTY NOLLYOOT INOZ DNIGYO'INN/ONIGYO'T

UPAD DY /8 IOV I3
# NYIGIN GESIve JADAGY
(30vds ONDIYd) INOZ
INOVOINVONITYOT

JOF X @ 40

Nouvoo? E<zﬁ~i|/

(and

CA WAY (EXIST.)

(32vdS oNpivd) IN0Z
ONIGYOING/INIaVOT

JOF X 8 40

NOUVI0T OSN34S

B8no
azsIvy
NGNS

o

COSTA PACIFI
wameastl

INVHLNT Jova
"LHIIIH JONVHVI

|
|
1




VINHOSYO "SOISNVI00 40 ALD
_ m e e m
S o s
i - Yn - YN . ~y
i ey tonnt et — _ * ~ o IVIRT THWIAVGE ADHONSY PRV I VU KD
VDLV OOV LY HIW mens v M Rainibiois | LB RN ke e i
40 ) . > » o o 4 U NI o § eSO UTIRR i
SHNININOGROD “WLINIQIS3Y 25 Sk i ey | Sonme ma. I ooy o 2
—...l_ g BT HEEAS m 1N woeme 153 e pa o
S -4 G Prreve-id T 0ot Seowes oo 2wV .
FAvHYAL 44ITOVIAS , e - IormEEmEE SEE e 310N
. '+ A . n — - —
13318 NVl AE O3V Henme IO e e 7
SAVISANYT TYNLAZONOD Ag - 3 Ammmavoan ehoeace v pharnrgli
oo I ol o b
e AT T Dot
rom reny W R s
£ T SO II D0 27 oSk By O SIROT SIN U S THRIRG POBE 33 B Ve W MKW ST 000w sty
[P ket i Ao o I o e R
Preiyoibebion et ol e Sl T e WANES e : LA e b e i T
3] 21 28 5 1 » 3
o i) 45 A3 0T el TSR ST ¢ DED e IOISIEENS e 3
MO e ST CJ T BT LI YU T TI ME A DA TR0 9 Bt il € DO IO T e M
oo n R T e -~
P o S 100y et RS ST s Mg N It
FRAPOEY W LA N T M T v Doy T P o
WA p g
I - s | A % Twesnws e e o
nrreon son o o om0 Eaass Yvmzcn. 22 N . N
s LT EomorE 3 T W ALONDNIINYH CINTITTENULONLILEGNY
aaid Lacid kanihad TR NN v il TOW LS i O A G AT T YR TG T OO O
oy e e o Covwe et 35 S 34 S Wil 307 winI ey S o b b o
e’ = o MDA
erxt ot S EIVTOR TE 0 ALD B KT T T e T R —
It 24 P10 TS Brvacta O O % 9 " L
: 3 "R L R M CUYYSM O GRS A R T AR T T o~ N X
7 e C35 T (A Y MO IO T S T @ CEHVRTY TPAOHAN
o gremommaih - O K e e e T e W M >
s 1 Ere el ooy
T I DY 204 R TR XM T} AN Y BTN AT 5 IR P IR DOV
XN 10 O PO ID O Y ¢ Wt B 5 RARD P S Sy
SRR R e e e T Tk L e S ¢
) NRYOOR SR ¥ E {NK « AION
T, oo R T e 1LON NOIYHPI U N i
3 ey o pleress N Mo e 4 A T 0 e e
A ienay oo, - .
e SO o
e e >ovow ian kool
L T v
vt e BT B
et 5 S SR PR
i e ORI AN N -
s e (LT B Yo 2 e iy AYY I e B 2 ALONNOUTIOWIG
e T oo, e V8 T SIS v RS
. atee o e O e Ll o et et et s e N
SLE I s 13 o v Gt S 5 Son FAe? B I R, A S
- ranan e AN Elt bbb b b TR L B
o o im st ! y v zcmonn
~o S st e s AANENQEDINYNTINGRA 1P e EBN DT e i DT
e =
- ~ra [ ]
R P v SO I AT M O RSP
DALTIOE WO IR P A ORI A T DI FICE WC WA MO R LR gl e
. 30t pest armacrs R Y £ v v Wt WL 5
el T vt W TR ghanad A o
s e e &
e 3 e ey D [ e e WKW N AT TV RN WARI e ad
> aceiin frotiduiil i A R e s e e e e T et T
- TN e 9 S —————— ks e BT o A T e &
et i W eomoTvn foaee ] il Y DT TP TR ] ALY M A B P VLS s P vl
-t REIE Mediosd TGN KMeAI0, A A WOY A 12710 Mo Tl s Bt SCEX EM vy WA Ve IR W 5
e e Hoee i R ST W 4L WSO TR0 TNLAH DOIATH) LHY X 40 SN0 HNOC 50T 5 X Tt
o e s TR X A O TR T B (TR TR L W T, T OO G XTIV IO 2
“ . e 3 .R A0 AN AT LI WA .
el bwened i U0 TG S AT MENES 2 TSI B ST NS WL LK S VO HETIE G VO k
- i L et . piamiing YO A M TR OWF P58 9 4 SR D3 I 22 T ST P A RN L
S 2L A R STV R by - N T TGP ] IIYOMC ot T ICOWY A TG G B L) I b
: foic o T s . oty a1
o ~ e PiSomiathingy 138 — st
o e fasitioiniging xpie v (i v e B L P e S ¢
- e Pttty mmﬁ e o ey flh e
- a0 war T vm - oyt , o A P AOLE3 I TR T
[ Soa ma e * FARIIG INOWRIVAZ NOUVAYEENDD WiV e Lot o o KT B O sl
R ST ) A T 0 P L W Nk ) B Ot
iy oot Benisiosntove e P S R e L
- o ]
are P N 4 cowt wae . A3 AR T =
o i TE e — e P e =
o vvRnaCp “n‘ RETNTY AT RISt ¥ TPV 0 RGO T 4 TV 6T N Tt CYRACHY RO €
oo e r i e oot o peroey [ S p————
oy 255t e ke Ao TR o o O R0 PRI YO AT TG S Ty
oty e e AL i “ e HON VYD QaNen
s Qs N L it oy Wk A O AT - "
o P e
vy G s GACENE FUM TN ho 3ot P e T
Arw i o 3 " T e
ke RSO T WA IBapas e T T O
i - AetaD w TYRIrS i BT A d R AT
o - —" mem -
-y I WLIC IR X T2
= LI e §3 oo oot
o o et et
oy R
e - [odyy st
war seme v o BE e rranmiaan
s S e RO ¥ dudmes D i b ad 'Y -
o P oo i £ - Rudineaunlll. X s
o e B o s O
o g A AT SOt iy ° f
I o o= I i O
- Bes ervoveremoy S e oo .m.m. .
. R soisas e st —
. .
CHE A (R AT A mwm 3% ! ;
- Apm s WL A i~ - TowRiLy 5
. Tam e As e meTRR— B -
e W - Ri o el ¥
- Soup et T s QR
~ [ESON e ym‘.wzfrw &~ 2 T
e REE Iy FOU T BRS i <
o o . e R i - .
= OB i P e R 5 ¢ VOIIOVd VSO0
b 23 Bl TR WA e i M )
S 2omre e v 2 + - ) :
s ot et 4 B S IR SO
. ECE SRR o iror) T - - T B M s
o DY o T R
. 2o b el - - _
e vexa v PN [ 1 G} o
haiet AnhN Iitieihcian - o T o o
Y ELE R IO X RONTIYS . T A
R~ ELT = N ET
L'sd XL E ko R~ RAG e AL NIV ooy
VL IV RGLVQIONY Y

200001108 "10000-81dNY “L0000-EIAH *LO0GO-€1/54 " 10000-€10H 100006114



8

VINBOAYD "30ISNVIO0 40 ALD e ©
€ oo | ;
Z

e T T e

N OO ATA S WO AV CHIYTULIE Yiwadiheide O IR

ipustes S v
ALON DNUNV'W
AT AR L 2 MO A TURTIEN. T T T W
SO X L KAV TS 31008 P8 D ATl 11 WP, | e BB I S0 ke B b Tme A BT ST T
i 0 ni 33540 Ti A S I SHc e LIRS &1 SO POt ¥ ST e [Rk S vt Sing
e PRSI0 Al 13 S 2 B i EUOIN oo EMARH AE R T WY e e X
S WO AR 3L OL AW AL LA, P A T
TR O o o 3 ek 00 ST D e § TS A T I MO S
D12 3 PR FI0 AR K90 AT LNGE Ml o 3 B O D AT e, M TR IR WS D
ot M, e e Dl (s 65 o7 S DOR P W A
M ST Dy e D LTI G T D B ¢ T Ur A TF s % UL e R LT TAES 0 Ko THR S TR AT 8
RTAA PR RIS SO MDEA Y ir s TR0 Lol ATARCM LS ¥ - rs b v e Georie
v e K A Y AL IO T W » -
P et ] NNOIENY
e : LONNOUNIAWH
T 0 W) Wi e e TS -
et iV hitave A N - ~ R
g e
Y CALATEMO Ty T4 SGT G SR Ln DY) O MCLT0Y R RO 0 E0 500 T8, 378 L I i BIrv I oy v v DO 13 a&l‘agtilﬂtﬁ]h_gi%; L
T e e B ot e e Lo s e s b P S e o U ALy v ace e s S s SR a0 Wt
sxmies. T 1 tria i s P et
PO T £ 28 R O T S DY e L e T P £74 A CPIYT R T Sy MYITOW I Sl A 20 P
o0 G vy SO IMIYY 18 TR ML e V3
CMUTED NN Do 14 V2 e PP T3 Sl o4 Tt S
gl b S ir pgtyiond
e o r o ¥
ALFPIRNOSTY TONWNIINIVIN
e
UONHY
o
R rocva i A
eSO g
2 bnibiodon AON NOUIONAC
L
e vzt oy MV GO OIETRL £ LV R T
poppian A T % ISR A
. P SIS 43 AR TR v R
B e ; U b v et p e b
e —— R A e v o B
PR . i
gl 5
OB MALT
b s "
Rie R ppivw—s

@ INEFY S 5
o i I IV ISV

g N 20 4+ T ) MY GO
u.w“ X AR R RIS MOT S Tl
wm NOUVHOY Y NIV W L
i
G
o]

R R R e L e St LV LSRR PRI R VRSP ERATRALY

= .

e PR’
~ g

e o

- 8-

e

s e -

P

- -

- o
e t

g L el
o
> -
by B
s war =

e wan S SR

= B2

%0 (IVIOSHNOI VLTS HIW oy 13 Ll 1l ) DR
NII— SWNININOONOD TYLINSQISAY 25 e .R.TI.CIQ\H?‘
FOVHYIL 441T0Vv3S o BT
Azamsl - NV 3AVISONVE WIULAZONOD A8 YR 1 e eniiy pu 20k K2 L ST DAY BAa e T D) ¢
SRS
igfezﬂiwﬂ%xmﬂdﬂ:rhﬁhdﬂ
NI A ) s

GMTTIA L NAL L 45 O e 50 NI

T L0 B4R W MOITIIOW s 1 KRN DRI

AN ol A i R e A 4 TS RCTI
v
Tk Lo Y e ¥ KNS IW
e e 7w e arecm. ©
U 10 K MR A 8 NALMOMNT 4 VAT o W T AT e & O AL TR I b ST B
AP S IR G LY LA TR T8 A TR ML TSI A A A YU W e B oo

Fd. WO Y VA8 OIOPG

B Y2 A O IR it .

“
TRV MMAH N T A A L WAL TNITE AT SO Ml B e Wome 1L IOAIECOS UKoM@

el T T o
2 g
iniisniiniin e sl ¥ SR o
v odsyelirari TR0 Do BTLNT XYmooy i w3 WA uATABA T .
e e e I s o
P PTEN STV RIIOMTIS TRACHY QMO I TIRARIAS LI Bl | 90 0t AL ] A Wk T AT TNt Y U TP THA DG S Kries b
e ST S -] Eiil.ﬂ!i “ ’-{Uﬁgilﬂpd A
e ne AR

WA 4T B WY ONSPUC § L s S 1 0 K T THR Sy i YWackins  TE B TVEID T N TN M TR IOO N ANOIY 8% 4
R e B R L iy & prer i
: - e R
ENGINTIMLS NOTLVAMSNDD AN L B M M P DAL AN TGS 31 *
ENNAIMLS NOHVAYRSNOT EVAL provipi et ] D ¥

R .- e
ey RS -+~
ggaéig'w’gg WO L vk T e
b e S b =2 ARl P

KAWL 0 IS, 4 A0 S ) IR WAL e D KV -
o SIN] VE AuNS WK LTERL 43 et M5TR L5 Iy MO b S d gl st PRI
pimei] e e e & Ll
Juitel z s

b e

20000-E14MNOH *10000-S11DH “LO000-LIAY "L0000-E1dHE "10000-61GY '10000-B11H




£ VNHOANYD "3AISNVIN0 30 AUD
al TR
SWNININCONOD TYUNIQIS3Y 28 = s Sy gy

o’ e
€1 30vduaL ddrovas "B
133IMS NYId IdVISONYT VNLAIONOD ‘A J3UVdd
e 1€ pOACINS 63 UrT Tetrir
UG IO @it 2D 0 ONE MRS T ¥ Sy ol O SaupqRenz whonn
BRI ) B N 1 1xrlie Oom TS TIT 50 SMEEOXS ST ¥ X Sopents
13 Yo FITGL 2 20 0 MTED LE O I TR KLY RS FNGED penTEp,
2 R POTIRIND M FADNDS WY TN peraaiind g S DT 0Q U
. M \ 0l DONGY W W TR 55 DY} L) 2 POV 14 00 ML AN S O,
ik

OIS FEETIVAL CENORAN 7_ BV WD HIA TN SNEaVITY m o) kg icimpn
T 5 i A DS T (07} Qg TER G360 11K DS 6 11w 18 O 75
praexs s © moz
: Pt 2okl a e .
LTI ) 200N : PRI W3 10 R a7 Rt 9 DY Corom TR0 D00 163 G
E A CONT1 $4 A0 S8 P 4T 13 et ez 2 ORI SaY 300 G IS,
s ‘ : YT wned DOEn AT $93 S B Tao ST OO0'LE $Om I BT s w
NSRRI WAV T : gy 5<hg§sxﬂ=_@’é§ﬂ‘g§m
TRVONYIA A0 00 LOIMREII TS ¢ P . l.’d«ﬂ“l&v&!n-ig 8 ST X ey B 1 qutm
AP ditvandD v § LS DAL ks T304 F— : SAYOVINIOD

ZNSE AIDIS ST BHAIONS TSRS Wl 7 [ongry o8 £ . N N
O3 TILS O INS ORAOCI RIONCS ¥ : Bt e

TN AT FEEIO0 O (T DWTHY WU TR x o
FETUBILHNOTHILNTE O ¥OTN ATV SRR 1 - ,gaggﬁﬁﬁwﬁwﬂgg U s DRI i 4 i BB D GRS RSO Ay W #pmatx Sieds sy
KL A QIS TS TIRT GINIOF MOLRINGICE A5 DRICRTS ¥is R

NS W TR TIACOIYLRS NI ¢
TERBUSHTNUSAv £ ¢

“TYAGHDY 11T G5
3 R YRt THUCL Oy T DN 270 Tt
SIS, FNOTIE TS IDKIVA TITEIL Y TIO00 IR,

£150¢ THUS SSTWLS TRNUAAORY VO T 8

carooman
X X

T2 YILY SRRV

AT LIRS ¥ HO DL
ZUVIII0NS TR &3 NQLL00 @50A32 1 HVKONIDG
oLV MO Gf 1015,
T ALK ARG
AL HADOIG BOTRR Y ORUC TR,
TIONHRINIT 4 V4 0101 UM T2

ABH R T D G WIS SAFN Wy 5 KpA DYy O
TH SRR IRITE DU 0GHD OF WD UG DA £¥00m 13 1000 18, 111A) 10R-¢ RT

2z
3
e
s’ : Mw
* A H it 3
P i ¥
W M W2 AT SORAUIIO WS R PEWID BAT) (SIRTE Ay TLIRIEYS ) LAY VU
I I3 £ e AA DR SN D308 1S AR O3 CL W T ) BREROY YO oty
1N e oy S 0 K200 1 TSGR S 4G PR YRR (A ¥
2r (402 0C Adanwres pepcn ey}

SHDOLL T4 BOA SOYOM 20 NDISIO TYHNRISNHLE

Toe

[awvoima)

v Y Yo TR v TR Yy T EE—————

CO00G-ELNOY "10000-€1dMOH 10000-EIAH "LOD00-E1dBH 10000€10H 1D000CLiH



£L02 'B1L HITWIAON
&k =941 FTV0E

OTI 3AISNVA00 "H'O

HadoAN3a

¥SO78 VIMHOAVO 'SAISNYE00 "AVM YOIV VLS00
FOVHHIAL J4110VvAS

auvog IVIHILYIA B HOI00

AT H N0
©vE vaL - 290930

BOHW/ADH MG
CQHDH OWAINE -~ 590930

HEHLVEH - 842030

NMOLE ASHAINOI - £80830

BOHV/AE BN
AHOMOMH ~ 69L030

SO 10
NVL3S3ning - 2E693a

SOV (0
DNRLLS 40 TV - 061930

SHOWOD HEINIY ¥ INIvd

BEppamEe

NWOTOD LVO-3d

3NN
$iT3dL

BAMOAMNM TANIA

TVHIHYIO TVIIW

MOTEE BN ZOTG0 KOLVIY OL - KB 1vO'l 6508
VHEVH ¥
ooonis

H 8BEEB

SWRELYIN

8 8b ce 9L 0

Ol =81 8RS
82PU-21Z (016) xw4
FBBS-LLZ (016 WL
POS0B VO 'BoUBLO,,
15a18 Y06 | *M LIZZ
T WML WIOTRI Gouim

NOLLYAZ T3 HLHON

NOILYAT T 183M




. |
ATTACHMENT 5

MEMORANDUM

DATE: October 15, 2014
TO: Honorable Mayor and Councilmembers
FROM: Judy Krueger, City Manager’s Office

SUBJECT: AVAILABILITY OF LARGE DOCUMENTS FOR REVIEW — FINAL
ENVIRONMENTAL IMPACT REPORT FOR SEACLIFF TERRACE

As a courtesy, the following document related to the Seacliff Terrace project is available
for your review on-line.

Final Environmental Impact Report (FEIR)
http://www.ci.oceanside.ca.us/civica/filebank/blobdload.asp?blobid=33580



