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United Pacific Gas Station (GP-21-01, PD-21-01, UP-21-02, AR-21- 03)

TO: ANTIOCH PLANNING COMMISSION
FROM: Kevin Scudero, Senior Planner
REVIEWED: Anne Hersch, Planning Manager
SUBJECT:

DATE: April 6, 2022

Property Owner:
Jorge Vargas

4300 Delta Fair Blvd.
Antioch, CA 94509

Applicant/Representative:
Embree Asset Group

4747 Williams Drive
Georgetown, TX 78633

PROJECT: United Pacific Gas Station

FILE #: GP-21-01, PD-21-01, UP-21-02,
AR-21- 03

APN: 056-270-059

GP LU: Commercial Office to
Convenience Commercial

ZONING: Planned Development

PLANNER: Kevin Scudero

Original filing: February 18, 2021

Date Deemed Complete: May 28, 2021

Date of Notice Posted/Mailed: March 17, 2022
Date of Public Hearing: April 6, 2022

RECOMMENDED ACTIONS

It is recommended that the Planning Commission take the following actions:

1. CEQA. Adopt the resolution recommending approval of the United Pacific Gas Station
Initial Study/Mitigated Negative Declaration (IS/MND) and the Mitigation Monitoring and

Reporting Program (MMRP).

2. General Plan Amendment. Adopt the resolution recommending approval of the United
Pacific Gas Station General Plan Amendment (GP-21-01) changing the land use
designation from Commercial Office to Convenience Commercial.

3. Zoning Map Amendment. Adopt the resolution recommending approval of an ordinance
for a zoning map amendment from Planned Development District (PD) to Planned

Development District (PD-21-01).

4. Final Development Plan. Adopt the resolution recommending approval of a Final
Development Plan, Use Permit and Design Review, subject to conditions of approval (PD-

21-01, UP-21-02 AR-21-03).
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BACKGROUND

Requested Approvals

The applicant, Embree Asset Group, is seeking approval of the following entitlements for the
project at 5200 Lone Tree Way (APN) 056-270-059:

1. IS/MND: The Planning Commission must recommend adoption of the IS/MND and MMRP
to City Council prior to acting on the other resolutions for the project.

2. General Plan Amendment: The project requires approval of a General Plan Amendment
to amend the land use designation for the project site from Commercial Office to
Convenience Commercial.

3. Rezone to Planned Development District: The applicant requests approval of a rezone
of the site from Planned Development District (PD) to Planned Development District (PD-
21-01).

4. Final Development Plan: Approval of a Final Development Plan goes hand in hand with
the rezoning described above. The Final Development Plan and the PD District effectively
become the Zoning Code for the project area. In this case, the Final Development Plan
would allow for the construction of a gas station, car wash and convenience store at the
site.

5. Use Permit: A use permit is required to implement a Final Development Plan.

6. Design Review: Design review of the project’s architecture, site plan and landscaping.

Preliminary Review

In 2020, the applicant submitted a Preliminary Development application to gauge support for the
project. At the time staff identified concerns related to:

¢ Noise related to the proposed 24-hour operation of the convenience store and car wash
¢ Environmental impacts due to the proximity of the use to residential homes
e Site access from Lone Tree Way

The Commission supported concerns related to noise and recommended that the hours of
operation be limited. The applicant did not revise the hours of operation as part of their current
application. However, staff has included draft conditions of approval further limiting the hours of
operation for the convenience store and car wash. (See Attachment D)

As part of the application, the applicant provided details related to toxic air contaminant (TAC)
emissions. Staff had concerns related to the estimated volume of gas dispensed and the potential
impact of toxic air contaminant (TAC) emissions on the nearby residential homes. At the July 15,
2020 hearing the applicant stated that their estimates were likely high, and staff noted that a full
environmental review would be conducted as part of the entitlement review process.
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ENVIRONMENTAL

In accordance with the requirements of the California Environmental Quality Act (CEQA), an
ISIMND was prepared for the project. The IS/MND identified potentially significant impacts to air
quality, biological resources, cultural resources, geology and soils, hazards and hazardous
materials, hydrology and water quality, noise, and tribal cultural resources. The IS/MND
concluded that all impacts would be reduced to a less than significant level with the
implementation of mitigation measures. A Mitigation Monitoring and Reporting Program (MMRP)
was prepared and is included in Attachment A, Exhibit A

Public Works staff recommended that a deceleration lane be installed along Lone Tree Way to
improve site access for vehicles and large fueling trucks entering the site. The applicant
incorporated this suggestion into their proposed site plan and will construct a deceleration lane
as part of the project. Overall, the Commission was supportive of the project and expressed a
desire to see the site developed provided that the concerns staff outlined could be addressed.

The draft ISSMND was released for public review from February 15, 2022, to March 17, 2022. No
comments on the IS/MND were received during the public review period.

A copy of the ISIMND, MMRP, and appendices can be found at the following link:
https://www.antiochca.gov/community-development-department/planning-
division/environmental-documents/

ANALYSIS

Project Overview

The proposed project involves the construction and operation of a new United Pacific convenience
store of 3,500 square feet (sf), attached car wash of 1,125 sf, a fuel canopy with eight fuel
dispensers, three underground storage tanks (USTs), and related site improvements and
landscaping. The applicant is proposing the convenience store be open 24 hours and sell beer,
wine and tobacco. Alcohol would only be allowed to be sold from the hours of 6:00 AM — 2:00 AM.
The convenience store will have up to 12 employees working in shifts of 2-3 at a time. The car
wash is also proposed to operate 24 hours and will use a water reclamation system to ensure the
most up to date recycling and waste management techniques are used.

The project site is approximately 2.0 acres and is developed with multiple buildings which would
be demolished as part of the construction. Approximately 1/3 of the site to the west will remain
undeveloped at this time. Additionally, the proposed project would include the widening of Lone
Tree Way to accommodate a 270-foot deceleration lane taper along eastbound Lone Tree Way
to the proposed 30-foot driveway.

General Plan, Zoning, and Land Use

The current General Plan designation of the site is Office which allows a range of uses that include
business and professional offices, restaurants, health clubs and spas, banks, commercial daycare
centers, and assembly uses. The proposed use of a gas station/convenience store/carwash is
not allowed under the current General Plan designation; therefore, a General Plan amendment is
required.
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The appropriate General Plan designation to establish this use at the site is Convenience
Commercial. This designation is described in the General Plan as follows:

“This designation is used to include small sale retail and service uses on small commercial
lots, generally ranging up to one to four acres in size. Typical uses may include
convenience markets, limited personal services, service stations, and commercial
services. This designation is often located on arterial or collector roadway intersections in
otherwise residential neighborhoods and, thus, requires that adequate surface parking
circulation be included to ensure against any potential circulation difficulties affecting
adjacent residences. Design features need to be included in these centers to ensure that
convenience commercial developments are visually compatible with and complementary
to adjacent and nearby residential and other less intensive uses.”

The zoning designation for the site is Planned Development (PD) but no Planned Development
district has ever been established for the site. This development application would rezone the
property to a new Planned Development district, which is a zone that encourages flexibility in
design and the development of land. The new Planned Development zoning district would
establish project specific standards for the proposed development. The standards are provided in
the draft ordinance in Attachment C Exhibit A.

The surrounding land uses and zoning designations are noted below:

South: Single Family Homes / Planned Development (PD)
West: Single Family Homes / Planned Development (PD)
East: Multi-Family Apartments / Planned Development (PD)
North: Business Park / Planned Development (PD)

Site Plan, Circulation and Lighting

The proposed project will include eight (8) fuel dispensers with a total of sixteen (16) pumps
covered with a new canopy and a new 3,500 sq. ft. convenience store and 1,125 sqg. ft. carwash.
The site will be accessed via one driveway on Lone Tree Way and one on Vista Grande Drive.
Both driveways will have right-in and right-out access only. The proposed route for the fueling
trucks has them both entering and exiting via the Lone Tree Way Driveway. The project will also
include the widening of Lone Tree Way to accommodate a 270-foot deceleration lane taper along
eastbound Lone Tree Way to the proposed 30-foot driveway.

The Antioch Municipal Code requires automotive service stations with convenience stores to
provide one parking space per 250 square feet of gross floor area plus one space per employee
on the largest shift. The site will contain thirteen (13) standard parking spaces, two (2) accessible
spaces, two (2) electric vehicle charging stations, one vacuum parking space and sixteen fueling
positions for a total of thirty-four (34) off-street parking spaces. Pursuant to Table 9-5.7301.1 of
the Municipal Code, sixteen (16) off-street parking space are required.

Section 9-5.1715 of the Antioch Municipal Code requires outdoor parking areas to have minimum
illumination at ground level of two foot-candles while not exceeding one-half foot candle in a
residential district. The applicant has submitted a photometric plan demonstrating that this
requirement has been met, with the exception of a small area at the northwest corner of the project
site where there is a greater than half-foot candle spillover onto the adjacent residential property.
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Staff has added a condition of approval requiring a revised photometric plan demonstrating this
requirement is met.

The applicant has designed the site to place the proposed uses as far away from the residential
homes as possible while still meeting the required setbacks for the site. The entrance to the
convenience store is located approximately 115 feet from the property line of the residential
homes to the south and the nearest fuel dispenser is located approximately 105 feet from the
residential property line to the east. The project site is approximately two acres and approximately
one-third of the western portion site will remain vacant after the site is developed. The vacant
portion of the site will be fenced and the property owner will be responsible for the maintenance
of the vacant portion of the site.

Architecture, Design and Landscaping

The architecture of the proposed building features clean lines and varied parapet heights, with
materials including stucco, stone, metal canopy and a mission tile roof. The proposed fuel canopy
features stone around the base of the columns and a mission tile roof to tie into the design of the
main building.

The landscaping is located primarily around the perimeter of the site. The landscape plan includes
a variety of drought tolerant trees, shrubs, and ground cover that meet the City of Antioch
standards.

Section 7.4.1b of the Citywide Design Guidelines for monument signage requires “additional
architectural elements such as columns, pilasters, cornices, trellises and similar details shall
provide design interest and frame the sign panel.” The proposed monument sign has a stone
base but does not contain any other architectural features. While the stone base is architecturally
compatible with the building design, staff has conditioned the project to add additional features to
better frame the sign panel. The revised sign design is required to be included with the building
permit submittal and be subject to the approval of the Zoning Administrator.

Operational Issues

The applicant is proposing that the convenience store and car wash operate 24 hours a day. Due
to the proximity of the business to residential homes, and the potential impacts a 24-hour
operation could have on the nearby residences, staff is recommending that the convenience store
hours be from 4:00 AM — 10:00 PM and the car wash hours be from 7:00 AM — 9:00 PM. The fuel
dispensers will still be available 24 hours a day.

The applicant is also proposing to sell beer, wine and tobacco at the site. The alcohol would be
sold under an ABC Type-20 license that allows for the sale of beer and wine only for off-site
consumption. Liguor sales are prohibited. Staff has included conditions limiting the amount of
sales area dedicated to the sale of alcoholic beverages to no more than 15 linear feet of cooler
display and no more than 60 square feet of convenience store floor area.

The tobacco sales at the site will be subject to the Tobacco Ordinance contained in Section 6-
8.14. This Ordinance was recently adopted by the City Council on March 8, 2022 and restricts the
sale of tobacco or tobacco product with characterizing flavor, electronic cigarette or e-cigarette
use with tobacco products, any package of fewer than twenty little cigars, any package of fewer
than six cigars, and any package of cigarettes, little cigars, or cigars at a price that is less than
ten dollars per package, including applicable fees and taxes.
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ATTACHMENTS

A. Resolution Recommending that the City Council adopt the IS/MND and MMRP
Exhibit A: MMRP
B. General Plan Amendment Planning Commission Resolution
C. Planned Development Rezone Planning Commission Resolution
Exhibit A: Planned Development Ordinance
D. Resolution Recommending that the City Council approve the Final Development Plan, Use
Permit and Design Review for the Project
Exhibit A: Conditions of Approval
E. Project Plans
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ATTACHMENT A

PLANNING COMMISSION
RESOLUTION NO. 2022-**

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF ANTIOCH
RECOMMENDING THE CITY COUNCIL ADOPT THE INITIAL STUDY AND MITIGATED
NEGATIVE DECLARATION AND MITIGATION MONITORING AND REPORTING PROGRAM
FOR THE UNITED PACIFIC GAS STATION PROJECT AS ADEQAUTE FOR ADDRESSING
THE ENVIRONMENTAL IMPACTS OF THE PROPOSED PROJECT

WHEREAS, the City of Antioch received an application from Embree Asset Group for
approval of an Initial Study / Mitigated Negative Declaration, General Plan Amendment, Planned
Development Rezone, Final Development Plan, Use Permit, and Design Review for the
development of a gas station, convenience store, car wash and associated site improvements at
5200 Lone Tree Way (GP-21-01, PD-21-01, UP-21-02, AR-21-03) (APNs 056-270-059);

WHEREAS, the City prepared an Initial Study and Mitigated Negative Declaration
(IS/MND), to evaluate the potential environmental impacts of the Project in conformance with
Section 15063 of Title 14 of the California Code of Regulations (the “CEQA Guidelines”);

WHEREAS, an IS/MND was circulated for a 30-day review period, with the public review
period commencing on February 15, 2022 and ending on March 17, 2022.;

WHEREAS, the Planning Commission has reviewed the IS/MND for this Project;

WHEREAS, a public hearing notice was published in the East County Times and posted in
three public places pursuant to California Government Code Section 65090 on March 17, 2022
for the Planning Commission public hearing held on April 6, 2022;

WHEREAS, on April 6, 2022, the Planning Commission duly held a public hearing on the
matter, and received and considered evidence, both oral and documentary and documentary;

WHEREAS, the Planning Commission considered all public comments received, the
presentation by City staff, the staff report, and all other pertinent documents regarding the proposed
request; and

WHEREAS, the custodian of the Final IS/MND and Mitigation Monitoring and Reporting
Program (MMRP) is the Community Development Department and the Final IS/MND was
available for public review on the City’'s website at:https://www.antiochca.gov/community-
development-department/planning-divsion/environmetnal-documents/ and at the second floor of
City Hall Monday through Friday 8:00-5:00 pm. Due to the State and Contra Costa County’s
Shelter-in-Place orders, publicly accessible locations to review the IS/MND were closed.
Consistent with the Governor’'s Executive Order, posting materials on the City’s website was
adequate. The MMRP is attached as Exhibit A to this Resolution.

NOW, THEREFORE, BE IT RESOLVED AND DETERMINED, as follows:

1. The foregoing recitals are true and correct.

2. The Planning Commission of the City of Antioch hereby FINDS, on the basis of the
whole record before it (including the Initial Study and all comments received) that:
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a. The City of Antioch exercised overall control and direction over the CEQA review
for the Project, including the preparation of the Final IS/MND, and independently
reviewed the Final IS/MND and MMRP;

b. There is no substantial evidence that the Project will have a significant effect on
the environment once mitigation measures have been followed and assuming
approval of the General Plan Amendment and Rezone; and

c. The Final IS/MND and MMRP reflect the City's independent judgment and
analysis.

3. The Planning Commission hereby recommends the City Council APPROVE AND
ADOPT the Final IS/MND, and MMRP for the Project (Exhibit A).

| HEREBY CERTIFY the foregoing resolution was duly adopted by the Planning
Commission of the City of Antioch at a regular meeting thereof held on the 6th day of April 2022.

AYES:
NOES:
ABSTAIN:
ABSENT:

FORREST EBBS
Secretary to the Planning Commission
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EXHIBIT A

@ Stantec

5200 Lone Tree Way United
Pacific Gas Station Project

Mitigation Monitoring and
Reporting Program

March 22, 2022

Lead Agency:

City of Antioch
Planning Division
200 H Street
Antioch, CA 94509

Technical Assistance:
Stantec Consulting Services Inc.

1340 Treat Boulevard, Suite 300
Walnut Creek, CA 94597
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5200 Lone Tree Way United Pacific Gas Station Project
Mitigation, Monitoring, and Reporting Program

ACRONYMS AND ABBREVIATIONS

applicant
BAAQMD
BMPs
CARB
CCR
CDFW
CEQA
City
CRHR
DPM
DPR
HMBP
ISMND
MLD
MMRP
NAHC
PM2s

PRC

proposed project
SWPPP

US EPA

United Pacific

Bay Area Air Quality Management District
Best Management Practices

California Air Resources Board

California Code of Regulations

California Department of Fish and Wildlife
California Environmental Quality Act

City of Antioch

California Register of Historical Resources
Diesel particulate matter

Department of Parks and Recreation
Hazardous Materials Business Plan

Initial Study Mitigated Negative Declaration
Most Likely Descendant

Mitigation, Monitoring, and Reporting Program
Native American Heritage Commission

particulate matter less than 2.5 micrometers in aerodynamic
diameter

Public Resources Code

5200 Lone Tree Way United Pacific Gas Station Project
Stormwater Pollution Prevention Program

United States Environmental Protection Agency
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5200 Lone Tree Way United Pacific Gas Station Project
Mitigation, Monitoring, and Reporting Program

1.0 MITIGATION MONITORING AND REPORTING PROGRAM

The purpose of the Mitigation, Monitoring, and Reporting Program (MMRP) is to provide
the City of Antioch (City) Community Development Department and United Pacific
(applicant) with a comprehensive list of the mitigation measures identified in the Initial
Study Mitigated Negative Declaration (ISMND) for the 5200 Lone Tree Way United
Pacific Gas Station Project (proposed project).

1.1 INTRODUCTION

The City is acting as the Lead Agency, as defined by the California Environmental
Quiality Act (CEQA). In accordance with Public Resources Code (PRC) section 21081.6,
a Lead Agency that approves or carries out a project with potentially significant
environmental effects shall adopt a “reporting or monitoring program for the changes to
the project which it has adopted or made a condition of a project approval to mitigate or
avoid significant effects on the environment.”

The CEQA Guidelines provide direction for clarifying and managing the complex
relationships between a Lead Agency and other agencies with respect to implementing
and monitoring mitigation measures. In accordance with CEQA Guidelines section
15097(d), “each agency has the discretion to choose its own approach to monitoring or
reporting; and each agency has its own special expertise.” This discretion will be
exercised by implementing agencies at the time they consider any of the activities
identified in the environmental document.

This MMRP is a working guide to facilitate both the implementation of the mitigation
measures and the monitoring, compliance, and reporting activities by the City and any
monitors it may designate. If the City adopts the ISMND for the proposed project, it will
adopt the MMRP.

1.2 OVERVIEW OF THE MITIGATION MONITORING AND REPORTING
PROGRAM

The MMRP is presented in the following table and includes the following components:

The list of mitigation measures contained in the ISMND, as adopted by the City;
The party responsible for implementing the mitigation measure;

The timing for implementation of the mitigation measure;

The agency responsible for monitoring implementation of the mitigation measure;
and

e The monitoring action and frequency.

The City and its contractors will be required to comply with this MMRP in all respects. In
any instance where non-compliance occurs, the City-designated environmental
monitors will issue a warning to the construction supervisor and the City’s Project
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5200 Lone Tree Way United Pacific Gas Station Project
Mitigation, Monitoring, and Reporting Program

Manager. Any decisions to halt work due to non-compliance will be made by the City.
The City’s designated environmental monitors will keep records of any incidents on non-
compliance with mitigation measures. Copies of these documents will be supplied to the
City.

Once construction has begun and is underway, the City will carry out monitoring of the
mitigation measures associated with construction. The MMRP will be maintained in the
City’s files for use in construction and operation of the proposed project.

1-2




€1

"aseyd uononnsuod ay) Inoybnoayy

pajuawajdwi a1e SNgG WIuoD e
‘ue|d
Buipeab pue suoneaiosads 129loud
ul papnjoul ae (sding) sednoeud
1uswabeuew 1Saq WUJUOD e

uonelado 01 Joud uonipuod

Jadoud ul Buiuunl aq 01 paulwlialap pue slueyIaW

palilad e AQ paxoayd I0 JoyeneAs SUoISSIWS
3|qISIA palad e Ag paxoayd aq |reys uswdinba ||y e

suoneolyioads
s Jainjoeinuew Yjm asueplooade ul pauny Apadoud
pue paurelurew aq [feys luawdinba uononnsuod ||y e

sjulod SS899€ [[e Je SI9XJOM UoIIdNIISUod

1o} papinoid aq |[eys abeubis rea|d {([4DD]

suolre|nbay Jo ap0oJ eluIoj[eD JO G8ig UONISS ‘€T

3)I1 8INSE3\ [01U0D SIIXO] dBUIOQIIY BlUIOHERD 3y}

Aq paiinbai se) sainuiw G 01 awn Bulp! wnwixew

ay1 Buionpai AQ 10 asn ul J0u uaym Jo uawdinba
Bumnys Aqg Jayus paziwiuiw aq [jeys sawi buip| e

pash ale slapuiq |10S 10 Buipaas ssajun

Buipe.b Jaye o|gissod sk uoos se pie| aq ||Im sped

Buip|ing "ajqissod se uoos se pals|dwod aq ||IMm
paned aq 01 SYj[emapis pue ‘shemanlp ‘skempeol ||y e

Inoy Jad sajiw GT 01
panwi| 8q |leys speos panedun uo spaads J|JIYaA ||V e

palqiyoud sI buidaams Jamod Aip

Jo asn ay] ‘Aep Jad 9ouo0 1se9| 1e sladaams 19a.s

wnnoeA Jamod 1om Buisn paaowal aq ||IM Speo.
211gnd juadelpe 01uOo IN0-XJe.) LIP 0 PNW B[QISIA ||V

PaJan09 a( ||IM 3)IS-1O [elarew
9S00] 12410 Jo ‘pues ‘|los bBuiuodsuen syoni jney ||y e

Aep Jad sawin om) palarem aq |im (speol
Ssa92e panedun pue ‘seale papelb ‘sajd [0S ‘seale
buibels ‘sealte Bupjied '6'9) saoelns pasodxa ||y e

:91e11doidde se Jo1oenu09 Jo ANOVVYd

a1 Ag paunuapl aq Aew sainseaw [euonippy "sainseaw
Buimol|o) 8y ‘wnwiuiw € 1e ‘apnjoul ||IM Sainseawl
uoI1oNPaJ UOISSIWT "SUOISSIWS 1snp aAbn) aonpal

"papasu -uONoY BULIOIUOW o1 (@nOvvg) 1usia uswabeuey Anend iy ealy Aeg
se aseyd uonaNNsuod T T 3yl Aq papuswiwodal sainseaw uonebniw uondNIsuod
ay1 1noybnoiy) luswiredaq Juawdojenaq “uoNdNIISU0d Bulnp 1010810 a1seq ay) Wawajdwi 0} SI019BU0D UONINISUOD
pue ywiad Buipeid Aunwwiod yoonuy Jo Auo e pue nwJad Buipeldb uondNIISUOD e | I8 aunbai jreys juediidde ayl “sednoeld Juswabeue
JO 9oUeNSS| 0] Jolid :Alred Bulioluopn JO 9oUenss| 0} Jold weoddy e 1sag uonanuisuo) Juswajdw] -4V WA
AnenQ Jiv :g'g uonoas
alnreubis yum
pa1a|dwoo areq Lo/ uonoy uolrejuawa|dwy Aired

uolreluawa|dw] Jo UOITRDIJIIBA

Aouanbai4g Bulioliuop

Buliolluo\ pue Alred bBuliolluop

jo Burwiy

uolrejuawsa|duw

sainsea|\ uolebinp

welibold Bunioday pue ‘Bulioliuop ‘uoirebiin
}oafo1d uoynis spSH dYIdPd papun AbMm 3311 dUOT 00ZS

A8



V-1

‘papaau se
aseyd uononisuod ayl

‘aseyd uonon.suod
ay) 1noybnouyy pajuswasdwi si ug|d
suonelado — uonoNISUOD WIUOD e

Ao sy

01 paniwgns si 1sije1dads Anrenb Jre

ue Aq paubis Jans| buiuedwoooe

pue juawdinba uonoNNSU0d

J0 suoneoynads sapnjoul ey ueld
suonesado — uodNIISUOD WUOD e

‘uonadnJisuod

"(1s81Jea SINJ20 JSA3YDIYM)
suwuiad Buipjing Jo/pue Buipeib ‘uonijowap
Aue Jo aauenssi ay) 01 Joud [eaosdde pue mainal
10} 9aubisap s J019a41Q 8y} Jo Jo1daaig uawdopnag
Aunwwo) ay) 01 paniwagns aq [reys ueld ayL
‘Jaquinu [elss aulbua pue ‘Jamodasioy ‘(Buneu 1ai])
uoneonad aulbua ‘reaA [apow aulbus ‘Jagquinu
uolreaynuapl Juswdinba ‘lainioejnuew juswdinba
‘adAy Juswdinba ‘o3 paywi| 1ou ale g ‘epnjoul
[leys uonewJojul pue suonduoassp juswdinba
peol-}O ‘sisl| uawdinba Buipnjoul ‘uswalinbal
sIy1 yum Al dwod 03 spoya s Bunuawnoop

SPJ023J urejurew |[eys J0}oeijuod UondNsuUod ayl e

'sauIbus |euld {7 Jal] 1o} Spiepuels SUOISSIWS

Janew arenoied (g4v)) pieog sadinosay

JIY elulojied 1o (Vd3 sn) Aouaby uonoalold

[eIUBWIUOIIAUT S81RIS palluN 19awW ‘wnuiuiw

e 1e ||eys uawdinba ‘ais ay) 1e pasn Jamodasioy
Gz uey Jobure| Juswdinba uononnsuod e 104 e

:MO|3q YLIo}

19S spJepuels ay) s1eaw ueld ayp ul papnjoul Juswdinba
ay1 eyl buiAjuien ‘siferoads Aljenb Jie ue Aq paubis
Jans| e Aq paluedwoode aq [feys ueld ayl ‘aaubisap
s,Jojoauiq ey} Jo 4030811 Juswdolaaag Anunwwo)
ay} 0] uonaNISU0d Buunp pasn aq 01 Juswdinba

ay) Jo suoneoyoads sapnjoul eyl ueld suonelado

- UoNoNJISUOI e Nwgns pue asedaud [jeys uesldde
193l0ud 3y ‘(1saljrea sIN220 JaAaydiym) suwad
Buip|ing Jo/pue Buipelb ‘uonijowsp Aue Jo aduenssi
3y} 01 Jold ‘aus 109l01d ay} Jeau pareso| sioydassl
BAINISUSS 0] SUOISSIWA (52Nd) 1a18welp dlweuApolae

Inoybnoiy) pue (1saljes -u0I9Y BULIONIUO Buunp pue (isales Isiferoads Ul SI918W0JDIW G'Z UeyY) SSa)| Janrew aejnonied pue
SIN220 J19A3YDIYM) -UOHOY DULIOHUOW SIN220 JaA3Y2IYM) Airend iy (INdQ@) Jenew arejnonued |asalp Jo ainsodxa [enusiod
nwuad Buipjing Jo/pue uawredsq Juswdojensg nwuad Buipjing Jo/pue loyoenuod 9onpaJ 0] UoIONIISUOI Jo saseyd |je Buunp payuswa|dwi
‘Buipelb ‘uonijowap Ajunwwod yoonuy jo Ay e Buipe.b ‘uonijowap uondNIISU0D 9 |[reys ainseaw uonebimw Buimojo) syl usawdinbg
JO d2uenss| 0} Jold :A1ed Bulionuon JO 8duenss| 0} Jold weslddy uo119NJIISuU0) Jaues|D uawadw| Z2-d1v WA
‘'suone|nbal
a|geaidde yum asueldwod ainsua 03 9|qISIA 8q OS|e
[Ilm Jaquinu auoyd s joLnsiq uswabeuey Aujenp
Iy ealy Aeg ayl ‘sinoy 8{ UIYlIM UOIOR 8AI1031100
aye) pue puodsal |im uosiad siy) “swurejdwod isnp
Buiprebai A11D ayi 1e 19.U0D 01 uosiad pue Jagquinu
auoydajar ay1 yum ubis a|qisia Ajplignd e 1sod e
alnreubis yum
uonady uonoy uoneluswa|duwi Aued

palajdwo9 areq

uolreluawa|dw] Jo UOITRDIJIIBA

Aouanbai4g Bulioliuop

Buliolluo\ pue Alred bBuliolluop

jo Burwiy

uolrejuawsa|duw

sainsea|\ uolebinp

welibold Bunioday pue ‘Bulioliuop ‘uoirebiin
}o3fo1d uoynjs spS dYIdP papun Abpm 3311 dUOT 00ZS

A9



ST

\9

‘papasu

se aseyd uo1lONIISUOD
ay1 1noybnoiyy

pue jywJiad Buipe.b

JO @2uenssI 0} Jolid

‘Pa1ONPUOD US3(Q Sey uoire}Nsuod

WHIJUOD ‘punoj ale S)sau aAljoe J| e
1s16ojoiq payirenb Aq

adueJIe3|d uonoNSuoI-ald WUIUo) e

"JOM UOI}ONIISU0D
Bunueis Jo sAep T uiyum
pa1oNpuod ale SABAINS WIUOD e

:uonoy bBuliolluon

uswiredaq uawdojanaQg
Alunwwo) yoonuy Jo A1y e

:Aured Bulioliuo

"SalIAIOR

uonoNNsuod J0afoid
J0 uels ay) o} Joud
sAep 7T ueyl aiow oN

1sibojoig payirend

Jojoeauo)d
uolndNsuo)d

1ueolddy

"(0002) @aniwwo) AIoSIAPY [e21uyds |

YMBH S .UOSUlBMS — A9|leA [eAU) S.eluloe)

ul sSABAINS BunsaN YMeH s,uosuiems 10j) ABojopoylsiy
pue Buiwi] papuswwoday syl ul puno} aq

ued sAanins o) ABojopoyla "paldinbal sI uoneNSuod
‘snipes 9|IW-G"0 Sy} UIYum paynuspl si bunsau

9AIOR JI pue ‘saniAnoe 19a(oid [je punoJe snipel a|jIw-G 0
B 4O} pPaJoNpuod aq ||eys SABAINS ‘Symey S,uUosuiems

10 uonoaaoid pue uonebiiw 1o SUCTRPUSWIWOIDI
S,aWes) pue ysi4 Jo Juswiedaq eiuloye)d

3U}1 198W 0] "PuU028S SHIIYI/ISBU 8y} SE [|9M Se ‘Symey
S,UOSUIBMS }Npe 8y} 8AI8SqO 0} |enuajod a8y} saziwixew
Tey) Jauuew e ul pajaNpuod aq |reys sAanins "Alanoe
uonoNIISU0d 0} Joud sAep T UIyIM palonpuod aq |[eys
199l01d ay1 JO snipes 3|IW-G' ) UIYIM SYMBY S UOSUIBMS
Bunsau 10} sAaains uonannsuod-aud ‘(isnbny

ybnouyr Areniga-) uoseas bunssu ay) BuLinp aose|d axel
PINOM S3IIIAIIDE pPale|al-uononsuod 10afoud §| *sAaAing
)YMEBH S,UOSUIEMS UOI}ONIISUOD-3ld :Z-O19 NIN

‘paysi|gelss uaaq
Sey au0z Jayng wJiiyuod ‘punoj ale

sal0ads pajoaloid JO S1SauU BAIdR §| e
1s16ojoiq payirenb Aq

2oURJe3|2 U0I1ONSU02-ald WIuoD e
"I0M UOIONSU0D Buiels
J0o sAep {T UIyIMm palonpuod

ale sAanns puig Bunsau wujuod e

‘Buibpayy Jo awn sulwisep 01 Ajeaipolisd
palojuow aq |[eys Sals 1Sau dAIdY "SpJIq
Bunsau qunisip 01 A|9y1] 8q 01 pajesisuowap ale
A8y J1 1aynq ay) uiynm paniwiad aq |[eys sanianoe
uonoNJISU0d ou Inq “1sibojoiq payienb e jo uonalosip
3y} Te paonpal aq Aew slayng ayl Jo azis ayl
"‘8oueqJnisip 01 ANAIISUSS S) pue saloads Bunsau
3y} Uo paskq sIayng ay} JO 8zIS 8yl aulwlia1ep

[reys 1sibojoig payienb e ‘punoy ase sisau aAnoe §| e

"SaI1IAIIOR UOI1ONJISU0D JO Lels ay) 0} Joud
sAep T ueyl alow ou sioidel Joj snipel 100J-00€ ©
pue saullassed 10jJ saniAnge uononisuod pasodold

10 snipe. 1004-00T e ulynm isibojoiq pauirenb e Aq

pa1oNpUO0d g |[eYS apoD awes) pue ysi4 eluiojifed

pue 19y A1eal] paig AlorelBipy syl Aq pardaloud
sal0ads 1o} AaAINs piig Bunsau uonoNISU0d-ald e

:sloydel pue spuiq
AlorelBiw Bunsau uo syoedwl asianpe o) [enualod ayl

‘pepoau ooy BULIOIIUON 1s1BojoIg pauend aZIWIUIW 10 PIOAR 0] pajusws|dwi aq |feys sainseaw
se aseyd uonannsuod . T "SaNIAnoe Buiwmojjo) ayp ‘(T€ 1snbBny 01 GT Arenuga4) spJiq
ay) 1noybnoiy) luswiredaq Juawdojenaq uonoN.ASuU09 193f0id 10}0BQU0D aAI1eU 10} uoseas Bunsau syl Buunp IN290 SaNIAoe
pue nwiad Buipe.d Aunwiwod yoonuy jo Ao e J0 uels ayy 0} Joud uonansuog 109(01d J| "sAanIng paig BusaN UOIIONIISUOD-3ld
JO 92ueNssI 0] Jold :Aired Buuioliuopy | sAep T ueyl aiow ON el ddy pue spiig BunssN Jo 8oueqgini1sig PIOAY T-O19 WA
sa21no0say [ed160|oI1g 'S U0I119aS
alnreubis yum
uonov uonoy uonejuawsa|dwi Aued

palajdwo9 areq

uolreluawa|dw] Jo UOITRDIJIIBA

Aouanbai4g Bulioliuop

Buliolluo\ pue Alred bBuliolluop

jo Burwiy

uolrejuawsa|duw

sainsea|\ uolebinp

welibold Bunioday pue ‘Bulioliuop ‘uoirebiin
}oafo1d uoynis spSH dYIdPd papun AbMm 3311 dUOT 00ZS

A10



9-1

‘papasu
se aseyd uo1ONIISUOD
ay1 noybnoiy

pue jywJad Buipe.b

JO 82uenss| 0} Jold

‘pajuswa|dwi are

sainseaw juswieal) arendoidde

[nun paley ase saniAnoe

WHIBUO9 ‘uonoNJISuU0d Buunp
P2JSA0JSIP dJe S82IN0Sal [edn)nd §| e

‘'saniAnoe buigimsip punolb Aue

10 1e1S 3y 01 Jowd 19eu09 Jspun
s11si6ojoaeyale palienb e wiyuo)
:uonoy Bunoliuon

Juswuredaq juawdolanag
Alunwwo) yoonuy Jo Al e

:Alred Bulioliuop

‘aseyd uononsuod
ay buunq

1s160josey2IY
payienQ o

l010e1U0)D
uonoNJISU0D e

0] pajuawaldwi 8q 0] SaInseaw a8y} uo Yydonuy Jo

A1 8y) 01 suoepuswWwodal ayew |eys i1sibojoaeyole
Ayl ‘*dHYD 8yl uo uoisnjoul Joj 3|qibije sreadde
92IN0Sal [BJN}NJ 8y} Jeyl saulwialap Jsibojoaeyodie
pauirenb ayl J| -awnsal Aew Alanoe 199(oud

pue sw.loj salds £2G (Hdd) uonealday pue syled

0 awedaq uo pajuawnaop Adreudoidde ag |im 1
‘(YHYD) S221n0Say [e21I0ISIH JO Ja)sIBay eiulojiieDd ayl
uo uoisnjoul 1o} 9|qibid ag 01 Jeadde 10U S30P 32IN0S3I
[eJn}nd ay) Teyl saulwlaiap 1sibojoseydte paiienb ayl §|
‘Apnis Jayuny salinbal 82inosal ay) Jayiaym sauiwialap
pue aouealubIs fenualod S1 10) 821N0Sal Yl

sajenjeAa Aloisiy Jo/pue ABojoseyate ul suonediend
[euUOISS8)01d 10} SaUIlBpINY pue spiepuels

S Jolau| 8y} Jo Auejaioag ay) sj@aw oym jsibojoseyare
paiirenb e [nun asead |eys aainosal jenuajod

pauiuapl 8yl JO snipel 100}-0G € UIYIM SaljiAloe
uononsuod e ‘(Buipesb ‘Buiyouan 6 9) saniAnoe
UOoIIONJISUOD adkLNSNS 10 adueqinisip punolb Buunp
PaJaluNoduUa SI 82IN0Sal [eJn)nd Aue J| “UOIIONIISUOD
Buling palanoasiqg sfeualeN einind :I-1Nd WIN

$921N0Say [eIN)ND :G'E UOI108S

‘papaau
se aseyd uonoNISU0d
ay1 noybnouy

pue nwiad Buipe.b

JO @ouenss| 01 Jolid

‘paysligelss usaq sey auoz Jayng
WUIJUOD ‘puUNOJ 8Je SMOJING BAIOR || e

"S3IlIAIOR UOI1ONIISU0D

10 uels 01 Joud sAep T

uBy] 210W OU Pa1oONPUOI Uda( sey
AaAINs uononisuog-aid wilguo) e
:uonoy Buuoluon

juswredaq uawdojansQg

Aunwwod yoonuy Jo Anp e
:Aured Bulioliuoy

"SallIANOR
uononasuod josloud

10 uels ay 01 Joud
sAep T uey) alow ON

1siBojoig payiend e

10]9B1U0)
uonadNNSU0D) e

eoddy e

"(¢102) Uoebmn

IMO Buimouing uo Loday yeis (M4ad) s.aHIPIIM

pue ysi4 jo Juawyedaq eluioye) ayl ul paysljgesa
$]020304d Ylm 8duepIodde Ul pajuswaldwi pue
pa1onNpuod aq |leys uonebniw pue sABAINS *SanIAloe
Buiginisip punoub Buneniul o0} Joud sAep T ueyl alow
ou pa1a|dwol ag [[eys SASAINS UONINISU0I3Id (TE
Arenuer ybnoiy T Jaqualdas) uoseas Buipaaiqg-uou
Bulinp smo.aing paidnaao Jo (193] GoT Ajerewixoidde)
SJalaw QG uliyum Jo/pue (T€ 1snbny ybnoayl

T Areniga+) uoseas Buipaalq ay) BuLinp smoling
paidno20 Jo (199} 669 Ajarewixoidde) sisdw Q00Z UIYIM
IN220 |[eys aduequnisip ON ‘MoJINg aAIloe yoea punole
paoe|d 8q |[eys Siayng adueqJnisip ‘Uuoiledo| s, MO Uy}
Ajnuapli 01 pa1a|dwod uaaq aney SABAINS 8Say] 8dUQ0
‘pareniul 8q |[eys sABAINS |9A9)

[020104d [eUONIpPE 831yl ‘Aladold 8yl uo juasaud si
ubis 10 |mo Buimouing e Jj "aus 19aloud e Jo (S1s18W QST
ulynm) o1 Juadelpe 1o uo pasaunosus si ubis Jo Jengey
MO Buimoling JaAsuaym palonpuod aq |jeys AayL
"92UBWIWIOD S3NIAIDE UONINASU0d Aue alojag ade|d axel
Ireys Aaauns uononisuod-aid mo Buimoling v "sAsAINS
MO Buimosing uononnisuod-ald :€-019 AN

alnreubis yum
palajdwo9 areq

uonoy

uolreluawa|dw] Jo UOITRDIJIIBA

Aouanbai4g Bulioliuop

uonay
Buliolluo\ pue Alred bBuliolluop

uoneluswa|duwi
jo Burwiy

Ared
uoneluswa|dwy

sainsea|\ uolebinp

welibold Bunioday pue ‘Bulioliuop ‘uoirebiin

103014 UOYD}S SDD JYODJ PaHUN ADM S91] SUOT 00ZS

A11



LT

\9

‘papasu
se aseyd uo11ONIISUOD
ay1 1noybnoiyy

pue nwJad Buipe.b

JO dduenss| 0} Jold

‘pajuswa|dwi ale

sainseaw juswieal) arendoidde

[un pajjey are saliAnoe

WJIJUod ‘uononIsuod Buunp
PaJaA0ISIp aJe surewal uewny j| e

‘sanIAnoe bulginisip

punoib Buunp Buuouuow a1suo
si1s1Bojoaeyase payienb e wiyuo) e

'saniAnae Buiginisip punoib Aue

1O LelS ay) 0} Joud 10e)uod Japun
sl 1s16ojoaeydte pallenb e wauo) e
:uonoy Bulolluon

wawredaq uswdojpaaq
Alunwwo) yoonuy Jo AU e

:Ared Bulioliuoy

‘aseyd uonannsuod
ay buunq

1s160j0sRY2IY
pauien) e

Joyoenuo)
uonoNIISU0) e

yum ‘10 buisodsip 10 Bunea) Jo sueaw o] YoM
uoneAeIXa ay) 1o} a|qisuodsal uosiad ay) 1o Jsumopue|
3y} 0] suolepuswwo9al ayew Aew 1A 8yl
‘uedlIBWY dAITBN paseadap aul Jo (QIN) Juepuadsap
Aj9yI] 1sow,, ay1 aq 01 SaAaljag 1l suosiad 1o uosiad ayl
Ajnuapl [reys DHVYN aYi pue ‘sinoy g ulyum (OHVN)
uoIssIwwo) abellaH ueduswy aAlBN ayl 10BIU0D

[[eys Jauoio) ay) ‘uedlldwy aAIeN ale surewal ay)
Tey) saulwlia1ap Jauoio) ayl 4| "yreap Aue Jo asned pue
‘Jauuew ‘sadueISWNIIID 8yl Jo uoiebisaaul Bululaduod
Me] JOo suoisinoid ayi 01 19algns 10u aJe surewsal

3y} Tey] Saulwlalap Jauoio) ay) [IuUN aduUsWWOod

-31 01 papiwiad aq Jou |feys puy a3 Jo 198} 0

UIYNIM 1O puno} 8J18M Sulewsal uewny ay) aiaym ealse ay)
JO 92uURQINISIP J0 UoieARIXT bas 19 ‘8672605 SUONDIAS
3P0 UBWUIBA0D pUe G 0G0/ UONI8S apo) Alejes pue
UlleaH Yum Jua3sISU0d suonoe |e ayel |[eys pue eale
193l01d ay1 ojuo paniwiad aq [jeys AlD syl pue 1auoio)
a1 Jo saAieluasaldal pazuoyine Aing ‘paloeiuod

ale anneuasaldal AuD areudoidde ay) pue 1suolio)
AunoD B1s0D eHUOD BY} [HUN puUl B} JO 1984 0G

UIYIIM 10 puNnOoj 8J19M Sulewal uewny ay) aiaym eare ay)
1O 82UBQJNISIP JO UOITBARIXS Jayun) Oou aq |[eys aJayL

:paMo||0] 3] |leys sainpadoid Buimoj|ol
ay) pue ‘saidde apo) A1ajes pue yijesH eluloje)d ay)
10 G'0G0/ UON2aS ‘surewal uewny umouxun Ajsnoiaaid

Janooun sanianoe Buiginisip-punolb §| 'uo119nNIISu0)d
Buling paialunodul sjeling uewnH :2-1N0 NI

"ApNM1S 21J11UBI9S 81NNy Mojje 01 uoneAlasald wial-buo)
papioye aq pjnom Aayl alaym A1) ayl Aq panoidde
uonNIISUl 21J11UBIDS paljiienb e 0] pajeuop ag |[eys
uonebniw Jo asnedsaq palanodal sjoejie [ealbojoaeyodre
Auy "sa21nosal asay) 10930.1d 0} Sainseaw

ay) sanoidde yoonuy jo AuD ayl jnun AIsAodsip ayl

1O SnipeJ 100J-0G © UIyliM Ind20 |[eys Buipelb Jayun) oN
"'SWI0) Y4 U0 Sa2IN0sal

1o Buipiooal ay) pue 1sibojoseyale paliienb e Buluielal
10 S1S02 2y 10} ajgisuodsal aq |eys uealdde ay |
"eUBI0 YOID JO SWIa) Ul 8duedyiubis 1o) parenjens
pue swio} Yd4q arendoidde uo papiodal aq pjnoys eare
199l01d ay1 ulyum uondNISU0d HuLNp punoj S82IN0Ssal
paJanoasipun Ajsnoinaid Auy "Z'€80TZ UondIas Dyd

ul pauljino sainseaw alelidoidde J1ay1o 10 ‘uoieArIxXd
A1anodal e1ep ‘aoe|d ul uonealasald ‘aoueploAe apnjoul
Aew sainseaw ay] 'S82IN0SaJ PaIBA0ISIP ay) 10810.4d

alnreubis yum
palajdwo9 areq

uonoy

uolreluawa|dw] Jo UOITRDIJIIBA

Aouanbai4g Bulioliuop

uonay
Buliolluo\ pue Alred bBuliolluop

uoneluswa|duwi
jo Burwiy

Ared
uoneluswa|dwy

sainsea|\ uolebinp

welibold Bunioday pue ‘Bulioliuop ‘uoirebiin

}29[014 UoYD}S SDD JYDDJ PajUN ADM 991] SUOT 00ZS

A12



8-T

‘papaau
se aseyd uononnsuod
a1 1noybnoiyy

pue nwJiad Buipe.b

JO 92uenssI 01 Jolid

"1s16ojojuosed
paljienb Jo uono9|8s WU

:uonay Bulioluop

uswiredaq uawdojanaQg
Aiunwwod yoonuy jo Ao

:Aured Bulioliuop

‘aseyd uonannsuod
ay1 buung

1s160]01U08Rd
payiend e

lojoenuo)d
uonoNIISU0)D e

se) 1s1bojoiuoajed pauienb e urelal |jeys 1uedldde
dyL "paynou aq Ajprelpawwi jreys AND syl pue asead
[[leys 821n0Sal paliuapl 8yl Jo snipel 100}-0G © UIyum
SollIAIOR uonoNNIsuod |je ‘(Buipelb ‘Buiyouan “69)
SalIAIoR U0IIdNIISU0D adelnsgns 1o Buiginisip-punolb
Buunp palalunoous ale sadinosal [eslbojojuoaled
Aue ]| 'uonannsuo) Bulng palan09sIiq S92I1N0Say
[ea160j0lU0aed 10} S8INPaJ0Id :£-039 NIN

'ssa204d malnal wad

‘sue|d 108lo.ud ojul parelodiooul
u2a(Q aARY SUOIRPUSLILLOIDI
uodal [aAa]-ubisap wiipuo)d
uswredaq buipjing

yoonuy Jo A1) ayy 01 paniwgns
uaaq sey Jaaulbu3 [ealuyss1099
1o Jaauibu3 |IA1D palalsibay
eluloleD e Aq paanpoud uodal
Bulisauibua |oAs|-ubisap wiuod

:uonoy Buuiolluop

Juswpeda

Buipjing yoonuy jo Ao
uswiredaq uawdojanaQg
Aunwwo? yoonuy jo AN

nwuad Buipelh

Sl uonoeanbi| J8MO| B YIM Seale Ul S8Injonis

J0 Bunis anireussle ay) pue ‘fenualod uonoeanbi

MO] Y1im [JI1 palasulbua ue Jo Juawade|d sy uonaejanbi|
JO S}08Yd 8yl SHWI| Fey) Jauuew e ul suolepunoy
Buiubisap 01 paliwi| 10U 1ng ‘Buipnjoul ‘pajuawajdwil

ag |Im sainseaw areldoidde pue ayenbape

10 suonepuswwoday Bunfeys punoib pue ‘s|ios
a|qelanbi| ‘Aljigels adojs ‘wnwiuiw e 1e ‘erebiiw o1
suswalinbal uonoNIISUOI SSaIppe 0} SaINSeaW apnjoul
[leys uodal jans|-ubisap ay] “1osulbul [e21uyd21099)

1o Jsauibu3 In1D palalsibay eiulojie) e Aq paanpoud
uodal Buusaulbua [ealuyoaioab |aasl-ubisap e ‘feaosdde
pue MmalAal 10} ‘uoIsIAIg Bulping yosonuy Jo A1)

a1 01 Hwgns |reys wedldde 19aloud ayr ‘suwiad Buipjing
JO 3NsSI 8y} 0} 1014 "SUOIepPUBWWOI9Y plezeH

Buipjing Bulnp asuQ :Aured Bulioliuo JO 9ouenssi 0} Jold weolddy e uonoeyanbiq renualod uswsajdwyi :z-039 NIN
‘A0 'ssa204d mainal niwiad Bulpjing
ay} 0] paniwgns pue sue|d 108loid 3y} Jo Led se pamainal pue AlD ayi 0) papiwigns
olul parelsodiooul usaq sey uodal aq |reys sueyd ays 109(oid 8y "suoeAeIX® JO ||Ipjoeq
uonebnsanul [ealuydsa10ab ayj Ul pue ‘sfeurep uoiepuno} ‘suofyepunoj Bulp|ing ‘s|ios
paureluod suoiepuswwWwodal pue ®>_mC®QX® 0] paliwlj 10U aJle InQg 0] C_.mtwa WCO_HGU_"—_OOQm
suoneaysads ubisap ||e wiyuo) e asay] ‘suoneayyoads pue sue|d 108loid Juens|al
:uoNoY BULIONUON ojul yodal sisAjeur [e21uy231036 2119ads als ayl
UIYIM pauleluod suollepuswiwodsal pue suonedyoads
luswiredaq Juawdojenag uBisap |e eresodiosul |feys juesdde ay; ‘sywiad
‘ss9204d mainal ywiad Aunwiwod yoonuy jo Ao e ‘Nwiad Buipe.b Buipelh Jo 8oUeNSS| 0} JOLd "SUOITEPUBW WY
Buipjing Bulinp asuQ :Aured Bulioliuop JO 22uenssi 0} Jolid weolddy e ubisaQ [eoa1uyda91099) Juswa|dwi :T-039 AN
S|10S pue AB0|089 /'€ U0I108S
"OHVN Aq uoneipaw 1sanbal
Aew @A @Y} 10 JoUMO 8y} ‘suoiepuawwiodal s,qIN
ay) 1dao9oe 10U S0P Jaumopue| ay) §| ‘aaueqINISIp
Jayunj woJj aindas Auadoid sy Jo eale ue ul
surewal ay) Jaulal |leys Iaumopue| ayl ‘sinoy g Uiyim
SuolepuUBWIWOIaI BxeW Jou S8op ATIN aUl Jl '86°2605
uon2asS DYd Ul papinoid se spoob anelb pajeloosse
Aue pue surewsals uewny ayl ‘Anubip areudoidde
alnreubis yum e
pa1a|dwoa areq ! uonoy uoneluswa|duwi Aed

uolreluawa|dw] Jo UOITRDIJIIBA

Aouanbai4g Bulioliuop

Buliolluo\ pue Alred bBuliolluop

jo Burwiy

uolrejuawsa|duw

sainsea|\ uolebinp

welibold Bunioday pue ‘Bulioliuop ‘uoirebiin

103014 UOYD}S SDD JYODJ PaHUN ADM S91] SUOT 00ZS

A13



6-T

\9

‘papasu se
aseyd uonoNJSU0d ay)
noyBnoiy) pue mainal

suoiealynads J1010e)u0d
JO awn 8y} 1e 8duQ0

:uonoy Bulioluo

uswredaq usawdojansQ
Alunwiwo) yoonuy Jo AID e

:Aired Buiiojiuop

‘uononJIsuod Bulnp
pue sywiad Buipeib
JO @ouenssI 0} Jolid

Jojoeaquo)d
uolionIsuUQ) e

weolddy e

ul (dddMS) ue|d UoiuaAald uoin||0d Ja1emuwlols e
asedaid pue preog |0U0D SB2INOSAY JareA\ 31elS 3yl
0] 1Ua)u| JO 32NON ' Nwgns pue aredaud |jeys uesldde
ay) ‘suwad pare|al-uononiisuod Aue Jo asuenssi ay) 0}
loud ‘dddMS e wawsa|dw| pue aledald :T-AAH WIN

Aend 1e1epn pue ABoj0IpAH :QT'S UOID3S

‘Alrend Jarepn pue ABOJoIpAH ‘0T € UoNI8S Ul dddMS e wawajdw| pue aredald :T-QAH Sainsea|y uonebini o1 1ajay

A1 8y 01 paniwigns uaaq

sey |esodsip pue [eaowsal Jadoud

BuiAjlIaA uoneIUBWIND0OP 3INSUd

‘asaid aq 0] paulwiaiap ale
wred paseq pea| pue soisagse | e

‘SaliAoe

uonijowsap 03 Joud paonpuod

uaaq aney sAanns jured

‘pasodsip pue panowsal

Apadoud usaq aney sjeuslew snopiezey |e 1eyl
BuiAjlien yoonuy Jo Ao ayl 01 uoieuawnaop Jwgns
[leys wedldde ay) ‘saniAnoe peaowsal Jo uonajdwod
BuIMo||04 ‘SBIIAIOE UOIIOWSP JO JUBWSIUSWWOD

01 Joud pa1a|dwod aq |[eys SaliAde [eAOWwal || “Me)
91eIS pue [RIBPS} YIIM 82UBpIOIJE Ul Way] Jo asodsip
pue anowsal Alladoud [reys J012enu09 ayl quasaid

lojoeuo

paseq pea| pue solsagse WIuo) e a1se/\ m:MU\_MNmm 8Q 0} punoj} aJe s|duULrISqNS Yans J| "sainioniis bunsixa

:uonoy Buriojiuo payia) e ul Jured paseg-pes| pue sjeuarew Buipjing Buiurejuod

so)saqgse Jo adsuasald ayl Ajnuapl 03 1010e.UOD

luswiredaq Juawdojenag 1010B.U0D 91SeM Snoplezey paliuad e urelal [jeys uedydde

'SSINIANOR UOI|OWap Auunuwiwiod yoonuy J0 Aud ¢ | sapianoe uomjowap uoRONISUGY ® | 5y ‘saunyonaIs aISUO Aue JO UOIIOWSP O} Jold “lured
1O 1els ay1 01 Jold :Aured Bulioliuo 1O 1els 01 Jold wedlddy e paseg-peaT pue S01SaqsSy 10 [eAOWdY :Z2-ZVH ININ
‘uoielado Jo uels 0} Joud

. S92IAIBS Y)[eaH BI1S0) BAUOD 01 paniwgns aq |[eys

waloud d9INH 9yl ‘asesjal s|elalew snopJrezey e Jo JUsAd ay)

pasodoud a1 jo uonelado Buunp ul sainpadsoud asuodsal s Aljloe) ayy paquosap jey) ueid

pajuBWaIdW! S dBINH WiyuoD o Aouabunuod e apnjoul osfe |leys d9NH 8yl ‘sieusrew

"uolresado Jo Jels o1 Jold SadINIBS snopJezey Jo Bulpuey pue ‘asn ‘uoneuodsuel ‘abelols

UijesH e1soQ euo) 0} papiwgns 3Jes Jo] Sainseaw apnjoul pinom dginNH ayl ‘(seseb)

usag sey ddiAH wiyuod e 188} 21gn2 00¢ 10 ‘(p1jos) spunod 0Og :(pinbiy) suojeb

:uoI119Y BuliojUOpN GG :sannuenb BuiMmoj|o) a8yl JO Aue JO SS8IX3 Ul aImXIW

SOOINISS U)[eaH ©IS0D) BAU0D e 10 [euaewW snopJrezey [enpiaipul Aue Jo A10JusAul

‘papaau se aseyd apnjoul leys d9INH 8yl ‘0 sl L 4D yum adueplodde
uoiesado Jnoybno.y) uswiredaq juawdojeneq ul (d9INH) ue|d Sssauisng S[elaley snoplezeH e
pue uonesado Anunwwod yoonuy Jo Auo e ‘uonesado aredaud jeys jueondde ay] ‘ue|d ssauisng seLIBIEN

JO Jels ay) 01 Jold :A1ed Bulionuon JO LeIS 01 Jold weodlddy e snopJezeH e juswa|dw| pue aredald :T-ZvVH NN

S[eliale|\ snopJlezeH pue spiezeH g°'¢ UuolldaS

‘Aend Jarepn pue ABoJjoIpAH ‘OT S UONY3S Ul dddMS e uswajdw] pue asedald :T-QAH ainsea uonebini 01 1ajoy

‘pajuswajdwi are sainseaw
wawieal arendoidde [nun pajey
aJle SallAljoe uoloNJISuod WUjuod
‘uononJisuod BulnNp paJalunooua

aJe sa2Inosal [ealbojoiuoaed §| e

‘PaploAR ale 82In0sal ay}

01 s1oeduwi 1ey) ainsua 0] pajuswaldwi ag |[eys 82inosal
[eai6ojo1uoaed palanoasIp ApusiiaApeul ue Jo Juswieall
aleudouidde sy "a2inosal [eaibojojuosed palanodsIp
Apuanaapeul ayl Jo uawieal) areldoidde puswiwodal
pue pull syl arenjeaa o0l (A1) ay1 Aq panoidde

alnreubis yum

palajdwo9 areq Uonov

uolreluawa|dw] Jo UOITRDIJIIBA

Aouanbai4g Bulioliuop

uonay
Buliolluo\ pue Alred bBuliolluop

uoneluswa|duwi
jo Burwiy

Ared
uoneluswa|dwy

sainsea|\ uolebinp

welibold Bunioday pue ‘Bulioliuop ‘uoirebiin

}29[014 UoYD}S SDD JYDDJ PajUN ADM 991] SUOT 00ZS

A14



0T-T

"‘aseyd uonannsuod

ay1 1noybnouyy pajuswajdwil

pue suonesiyoads 199loud

ul papnjoul are dddMS panroidde
3y} Jo sluswalinbal wayuo)

‘seale paginisip 1o} pakojdwa aq |eys ‘uoirerabanal
Areljodwa) pue ‘sajeq mells payels ‘saous)
JJIS Se yans ‘sainseaw |0JU0d uoisols Aelodwa] e

‘jJouny |01U09 01 paubisap aq |leys sease asayl
pue ‘sasinod abeurelp |[e woll Aeme paysljqeiss
9( |[eys seale adueUdUEW J|JIYSA pue |oN4 e

"SIUBAS WJ03s Bulnp younl Juaaaid 0] S9)1dX001s
[losdol punoue pase|d aq |[eys sw.lag '92I1n0sal
wenodwi ue se pajeal) pue palols Ajnjared

9 |[eys uononiisuod Buunp panowsal josdo] e

*191empunolb

JO UOlBUIWRIUOD puR SBSSO| Jjouns Juanaid

0] Pale|0S| pue ‘PaJaA09d ‘pPalols a( |leys ‘siedlwayd

pue [10sdo] Buipn|oul ‘sfelsyew uonRdNISU0D

"IN0 9|Nas 01 Sg[oIed uawIpas 1o} ybnous

Buoj| Jayem Jouni urelap 0} pasn a(q |[eys suiseq

Buimes Jo ‘siaynqg pue si1aly aAie1aban ‘sioyoaj0.id

19|uI ‘s22ud] Juqgel 13yl ‘sdeny Juswipas Arelodwa |

‘uonoaajoid ageuns Aq Juswieal) 1o) aWalIxa 00}
aJe SUOIIPUOD UBYM Pauleluod aq ||eys Juswipas e

"u0IS0Ja pue AJI00|aA
JJouns @anpal 0} pasn aq |[eys SadIAap Je|ilis 10
‘saeq Aey ‘swep %29yd ‘swiaq ‘Buiuaybnol adeuns e

's)ajino abeurelp paredald

0] Seale a|qelau|nA punoJe Jatem Jjouns 10a.Ip

pue 199]|02 |[eys ‘Saydlp pue ‘SayIp ‘Sadels) se

yons ‘sainjonils uoisianliqg “AloojaA youns Buionpal

AQ pue seale [e21110 wol) Aeme 1arem BuiMmoy)
Bunoslip AQ pajj0u0d BQ [[eYS Jounl Jajem adeuns e

:Buimoljos ay3 01 panwi| Jou ase

Ing apnjoul p|Nod dddMS 3y} Ul paynuapl sdiNg Aurenb
Ja1ep\ "91ISuUo ulrewsal pue uaung ag 1snw dddMS @yl
10 Ado2 v "aus 108loud ay1 Buinea| sjueln|jod jo Junowe
3] auIWIalap 01 9|NPayds aduruURW pue Bulojuow
dINg ® pue ‘ais 1098loid ay) 1e pauswajdwi aqg 0]
SdING |041U09 JUBWIPSS pue UOIS0Jd JO UoIeI0| pue adA)
ay1 Jo uonduasap ((s|ids snopJiezey pue sabreyossip
J21eMWIOIS-UOU [011UOD 0] SalNseal pue sainseauw
|0JJUOD JUBWIPSS pUB UOIS0Id) Sainseaw uonuaraid
uonnjjod ‘uonnjjod Ja1EMWIOIS JO S82IN0S [enualod ayl
Jo Bunsi| oioads-als ‘pajielap e apnjoul [leys dddMS
3Ul NwWldd uononisuo) [elauas) WalSAS uoneulwi|3
abeyasiqg ueinjjod reuoneN ayl yum asueldwod

alnreubis yum
palajdwo9 areq

uonoy

uolreluawa|dw] Jo UOITRDIJIIBA

Aouanbai4g Bulioliuop

uonay
Buliolluo\ pue Alred bBuliolluop

uoneluswa|duwi
jo Burwiy

Ared
uoneluswa|dwy

sainsea|\ uolebinp

welibold Bunioday pue ‘Bulioliuop ‘uoirebiin
}o3fo1d uoynjs spS dYIdP papun Abpm 3311 dUOT 00ZS

A15



TI-T

\9

‘aseyd malnal
uBisep BuLinp asuQO

‘pPapaau se sainseawl

uonebniw arelodiodul 01 paubisap
uaaq sey Juswdinba wWIUO) e

"19auibua [eansnode

paiienb e Agq pa1onpuod
u2ag sey SsIsAjeue asiou WIUOD e
:uonoy Buloliuon

uswuredaq juawdolansaQ
Alunwwo) yoonuy Jo Q1D e

:Alred Bulioliuop

wiad Buipeib
JO dduenss| 0} Jold

laauibug
[e211SN0JY

payiend e

weolddy e

« 19NO 09 pa3dxa |[IM
YoIYM 3sIou jJuaiquie punolfyoeq ul asealoul ue asned

10U |[eys syted pue (suun Ajweminw loj soned pue
sowloy Ajiwej-a|buis 10} sprefyoeq 6:a) sealre Buinj
JOOop}INo 0} Judoelpe sasn, Saje}s S8oUBUIPJIQ JO 9p0D
yoonuy jo Ao ey ul v ydelibeled ‘TO6T G-6 UONISS
Jluswdojanep

Bunsixa Jo nsal ay) se papaadxa Apeale ale saAdalqo
3SIoU Ue|d [elaua9) aIayM SeaJe Ul 3SIou Ul asealoul
((w)ap 0°) a|qipne ue 10 ‘saAndalgo asiou ue|d [elaua)
JO S9IURPB3IX3 MAU ashe ||Im 193loid pasodoud ay;
uaym uonebiniw asiou areudoidde Jo uoneuswajdwi syl
alinbay "19aulbua eansnooe paljienb e Ag paJtedaid aq
01 sasAjeur asiou alinbal ‘pasodoud si Jo1elauab asiou
weaiubis Ajenualod e Bunelodiooul Juswdojonsp mau
UBUA\, :Buimol|o) ay) seiels ue|d [BI18USS) Yyoonuy Jo AJD
ay1 u1 9°2'9°TT A3110d "S8dueRUIPIO JO BP0 Yd0nuYy JOo
Ano 8y ul v ydeuBered ‘TO6T G-6 UONIDS Ul pals]| sHW|
[9A3] SIOU WNWIXewWw ayl pue ue|d [eJauas) yoonuy

J0 AuD ayy u1 8°2°9°TT A9110d Ul suswalinbal syl yum
Aldwod |[eys ‘s1amo|q ysem Jeos ayl buipnjoul ‘198loud
3yl yum parerdosse juswdinba eaiueyossw e wouy
9SI0U 8] ‘8SION 894n0S-paxiq 198[oid :T-ION WIN

9SION (ET'E UO0I199S

‘uoIoNISU0D
1o} pasinbai eaJe ajeIpawiwi ayl 01 palwi| aq [[eys
saniAnoe Buipelb ‘s|gisea) Jualxa ayl o1 ‘a|gissod

alaym pauleial aq |[Im uoneiaban Bunsix3 "younu

Bunuds Buunp uoisola aonpal 01 JAIUIM 31e| 10 [[e) 3yl
Buunp pale|dwod ag |jeys saonoeid UoeAIasu0d
[I0S "UON2NJISUOI 10} palinbal eale ajelpawiwi ay)

0] pue spouad youni yead Buunp asuegINISIp pug|

2oNpaJ 0] Pa|NPayYds ag [[eyS SaNIAIOR UOIONNISUOD e

‘sjonpold wnajonad Jo [esodsip pue ‘esn

‘Buipuey ‘abelois 1adoid ayy aanbal ospe m ueld

3y ‘ausuo pasn (‘018 ‘sapionsad ‘siazi|iua) ‘|any

se 4ans) swueinjjod jenualod Jo) sainseaw [esodsip

pue ‘uono9||0d ‘abelols Jadoud Ajnuapl 01 padojanap
aq |reys uejd ainseawlaiunod pue uonuanaid |idsy e

‘'syjuow Bunds
pue Jajuim ayl Buunp aoe|d ul sainseaw |0,3U0D
UOIS0J3 INOYNM 13| 8] [|IM SBIBUNS PagJNISIp ON

alnreubis yum
palajdwo9 areq

uonoy

uolreluawa|dw] Jo UOITRDIJIIBA

Aouanbai4g Bulioliuop

uonay
Buliolluo\ pue Alred bBuliolluop

uoneluswa|duwi
jo Burwiy

Ared
uoneluswa|dwy

sainsea|\ uolebinp

welibold Bunioday pue ‘Bulioliuop ‘uoirebiin

}29[014 UoYD}S SDD JYDDJ PajUN ADM 991] SUOT 00ZS

A16



[AN"

‘papaau se
aseyd uononsuod ay)
noybnoiy) pue mainal

suonelyioads 1019e)uod
JO awn ayl 1e aduQ

"uondNIISU0D
Buninp pue 03 Joud pajuswaldwi
ale sjuswaliinbal wiyuo) e

:uonay Bulioluopy

juswiredaq uawdojanaQg
Aunwwo) yoonuy Jo Ay e

:Aured Bulioliuoy

"uonaNSuU0d Buunp
pue lwJad Buipeib
JO @2uenssi 0} old

1019B1U0)D
uonNaINNSU0D) e

eolddy e

S| 8sI0u paniwa 1eyl os wawdinba uononisuod
Areuoneis |le a2e(d |[eys J010B1U0D UONINIISUOD
3y ‘spJepuels slainjoejnuew YIm juslsisuod
‘slo|nw paureiurew pue bunesado Ajjadoud
yum ‘sjigow Jo paxiy ‘quawdinba uononisuod |e
dinba |jeys s1010€1UO0D UONONNISUOID BY] ‘BlIS-Uo
Buipelb pue uoneAedxa a1ls 10aloud e Buung e

"S9SN pue| SAIIISUSS 3SIou
Juaoelpe uo syoedwi 3SI0U UONINIISUOD 32NPaJ
0] ‘3|qIsea) aI1ayM ‘Sa2ua} uoienuale-asiou
Arejodwa) asn [jeys 1010vUOD UONONNSUOD Byl e

:Se spoyiaw yans Jo asn ay ybnoiyj 10aloud ayp

JO uononsuod Buunp parebniw aq |Im Juswdinba

SIY1 WoJj 8siou ayl moy pue juswdinba uononnsuod

O uoneoo| ayj 101dap pinoys ueld syl ‘feaoidde

pue malnal 1o) Q1D ayl 01 ueld uonebiniw asiou

pa1e[aJ-uoionNSuod B 1iwgns 0] syuedldde Bulinbal

Aq sasn pue| aAnisuas-asiou paidnaoo/padojanap

Aue 0] jJuaoelpe Juswdojanap [enuapisal

-uou pue suoISIAIpgns Jo [eaoidde uonipuod |reys
A1 ays ‘suejd Buipeab Aue Jo aduenssi ay) 01 104 "W

"Jalnjoejnuew ayl Aq pajfeisul Ajjeulbrio
9SO} UeY) 9AI103Y8 SS3| OU aJe ey (Spnoiys
auibua pue sig|ynw ‘*6°3) sainea) uononpal

asIou azijn uawdinba uononnsuod | 1eyl ainbay Y

"'S9SN pueR| dANISUS 3SIou Juddelpe uo

s1oedwi asiou aziwiuiw 01 pakojdwa aq 01 spoyiaw

1USWINJ0P pue ‘Bale adurudlURW pue abelols

1uawdinba uononIsuod Jo uoneI0| ay) 191dap pjnom

ue(d siy1 ‘uejd uonebniw asiou pale|al-uoioniISuod

e Juswa|dwi 0] SBSN pue| dAIISUSS 8SIou paldndd0
0] Juaoe(pe Juawdojanap pasodoid aiinbay [

'sasn
pue| aANISUas-asiou Juadelpe uo s1oedwl asiou
a1ebniw 1o pioAe 01 JapJo ul uonelado Jo sinoy 01
se paje|nbal ase SallAlde UONONJISUOD Jeyl aiNsug I

:SMOJ|0} Se S2URUIPIO

J0 89P0 Y20NuY Jo AID dY) Ul G0'LT-G PUB ¥0°LT-§
SUONYaS pue UR|d [eJauas yoonuy Jo AID ayl ul u pue
‘W ‘['1'g’9"TT SaIdljod Ul pais]| sluswalinbal ainseaw
uonoNPaJ 3SIoU pue Wi 8yl MOJ|o} [reys Alanoe
uonoNASU0? I "A1IAIIDY UOIIONIISUOD :Z-ION NN

alnreubis yum

palajdwo9 areq Uonov

uolreluawa|dw] Jo UOITRDIJIIBA

Aouanbai4g Bulioliuop

uonay
Buliolluo\ pue Alred bBuliolluop

uoneluswa|duwi
jo Burwiy

Ared
uoneluswa|dwy

sainsea|\ uolebinp

welibold Bunioday pue ‘Bulioliuop ‘uoirebiin
}o3fo1d uoynjs spS dYIdP papun Abpm 3311 dUOT 00ZS

A17



e1-1

\9

noyBnoliy) pue mainal
suoiealynads J1010e)u0d
JO 8w ay) 1e adu0

juswiredaq uawdojanaQg
Alunwwo) yoonuy Jo Ay e

:Aured Bulioliuo

‘uonon.Isuod Bulnp
pue lwJad Buipeib
JO @ouenssI 0} Jolid

Jojoeauo)d
uolionIsuUQ) e

el ddy e

9SION JISURI] 38U Ul JUBWISSASSY UoIeIgiA Uononisuo)
‘Z’/ UOID3S Ul paisl| sainseaw uonebiniw uononisuod
V.14 38Ul MOJ|04 "UOITeIqIA UoldNIISU0D €-ION WA

‘Bunamp paidnaoo syl wouy
aouelSIp ayl Jo aAndadsall “w-d 00:G Jaye pue
‘w'e 00:6 01.Joud ‘sAepijoy pue spuayaam uQ (g
‘wrd
00:G 121k pue ‘we 00:8 01 Joud ‘aoeds Buljjamp
paldna20 o 189) 00E uIyum shkepyaam up (2
‘wrd
00:9 Ja)e pue "w'e 00:. 01 Joud shkepyaam up (1
:Mojoq palioads sinoy ayl buunp Aianoe
UOI1ONJISUOI Ul PAAJOAUL 8q Jo Juawdinba uononnsuod
Aneay arelado 01 uosiad Aue 1o [nymejun aq |reys Ul
soje)s 8SIoN AJANOY uonoNASU0), GO°/1L-G UOIDSS pue
OSION wawdinb3 uononysuo) AAeaH, +0°/L-G Uonoas

‘A1D ayl Aq pasoduwil suonoLsal
1ay1o Aue arelodioaul jreys uejd uonebiniw
9SI0U pare|al-uonoNsuod ayl ‘Apse “sbuljjemp
[enuapisal J0 SBSN pue| aAnIsuas ssed jou op eyl
salnoJ [ney ajouap |leys ueld ayl ‘s|qises} JUaIXa
ay1 0] *(81s uonONISUOI Byl WOJ) pue 01 Yloq asoy)
Bununod) sdiuy Ajrep 00T paadaxa pjnom s)on Aneay
9JBYM S3]N0J [Ney el uondnsuod Aue ajousp
[reys ueid ay: ‘Ajjeuonippy uswdinba uononnsuod
1o} payoads sinoy awes ay) 01 19algns aq
SalldAIBP XonJ) [ney eyl Ajioads os|e |jeys palinbal
ue|d uonebniw asIou pale|a-uononasuold ayyl ‘u

‘'sAepijoy 21gnd pue

sAepuns uo pamojje aq ||eys uononnsuod oN

‘Aepinres ybnoiyl Aepuoly "wd 0Q:/ pue "w'e

00:/ JO sInoy ay) usamiaq 0} S|aAs| asiou ybiy

Ul JJNSal pinom eyl SalliAnoe pale|al-uoionisuod
[[e Wil |leys J0}0elu0d UuoloNiasuod a8yl e

"uoIdNIISU0D

193lo.d |re Buninp aus 198loud ayj 1saleau

$101d8981 BAINISUSS-9SI0U pUEB S82IN0S 3SIou

pale|al-uoionsuod Usamlag asuelsip 1sarealb

3yl a1eald ||Im 1eyl seale ul Buibeys Juswdinba
91e00] |[eYsS J0JOBJUO0D UONONIISUOI BY] e

"o11s 109loud ay1
1SaJeau s101dadal aAlISuUasS woly Aeme pajoalip

alnreubis yum
palajdwo9 areq

uonoy

uolreluawa|dw] Jo UOITRDIJIIBA

Aouanbai4g Bulioliuop

uonay
Buliolluo\ pue Alred bBuliolluop

uoneluswa|duwi
jo Burwiy

Ared
uoneluswa|dwy

sainsea|\ uolebinp

welibold Bunioday pue ‘Bulioliuop ‘uoirebiin
}oafo1d uoynis spSH dYIdPd papun AbMm 3311 dUOT 00ZS

A18



vi-1T

‘papaau se
aseyd uononsuod ayl

"uonodNIISU0d
Buninp pue 01 Joud pajuswajdwi
aJle sjuswalinbal wulyuo) e

:uonoy Buuolluop

‘uononsuod Buunp weiboud Bulioyuow
aoueldwod e juswsajdwi 01 pue aseyd
Bunisauibua ay) Buunp uejd Buuonuow

uoneigiA e dojanasp 0] JUBWIWIWOD Y ©

‘suoneliqia
uOoIIONJISUOI 0} aNp suawWwade|dsip pue speo)
3y} pueisyym o} Ajjige s,a4njonajs yoea Jo
JUBWISSASSE Uk U0 paskeq ‘Sainjoniis paliaye
Ajfenualod 1oy sanea uonelaqia Buniwi
pue pjoysaiyl Bulysijgeiss 1o} ainpasoid y  ©
:Sjusuodwod Buimojjol ay1 apnjoul pjnoys ueid
93U ‘9|ge|ieAe sueaw a|qises) pue ajqeuoseal
Ile Buisn abewep uoneigiA UoIINIISUOD dZIWIuiW
01 aq pjnoys ue|d ay1 Jo aAndalgo ayy ‘sainseawl
uonebniw uoneigiA UoNINSUOI J1jI0ads aulap
0] JUBIDIYNS 8Q 10U |IIM aseyd uswdol|anap
199lo01d ay1 Bulinp ajgejreAe uonewoUl
a1 uaym aseyd uononnsuod pue Buusauibus
a1 buunp pajuswaldwi pue padojanap aq [|IMm
1ey: uejd uonebniw e 01 NWWOI pue aqLIsaq

‘Seale aAlISuss
Ieau siayoed pue sia|jol AlojeIqIA PIOAY

"spooyJoqyBiau [enuapisal
ul sinoy awmypBiu ay) Buunp sasealoul
uomeIgIA 01 ANANISUSS “SaNIANde awmyBiu plIoAy

‘Aloreredas

salesado 82IN0S UONRICIA YoBd UBYM SSI|
Ajrenueisgns aq pinod paonpold |9A3] uoneliqgia
[e101 By} ‘Bslou ayljun ‘pouad swi swes

Ayl Ul JN220 0] 10U Se 0s suohelado bunoedw
-punoib pue ‘Buinow-yues ‘uonjowsap aseyd

‘9)qissod se salls aAlISUaS

-uoneIqIA wolj Aeme Jej Se 10| UOIIONJIISUOD

ay1 uo wawdinba Buinow-yures arelado
"9|qe|leAR ale SaAljeulIa)e Ou JI SaWoy

1SaM3} aY] YIIM S19211S 109|9S "S19a.1S [enuapisal
woJ) Aeme s)onJ) papeo| Ajineay ainoy

ue|d uonebm uoneIgiA

SPOYIaIAl UONONASUOD BRIy

suoneladQ Jo aduanbag

1noAe 19804 pue suonelapisuo) ubisaqg

"(8T0Z 19quia1das £2T0 "ON Moday V1)
JUSWINJ0P [enue|y JUBWSSassy 1oedw| uoneigiA pue

alnreubis yum
palajdwo9 areq

uonoy

uolreluawa|dw] Jo UOITRDIJIIBA

Aouanbai4g Bulioliuop

uonay
Buliolluo\ pue Alred bBuliolluop

uoneluswa|duwi
jo Burwiy

Ared
uoneluswa|dwy

sainsea|\ uolebinp

welibold Bunioday pue ‘Bulioliuop ‘uoirebiin
}o3fo1d uoynjs spS dYIdP papun Abpm 3311 dUOT 00ZS

A19



ST-T

'S90IN0SaY [eINND ‘G'S UONISS Ul UoNdNISU0D Buung palsiunodul sfeung uewny :z-1ND pue uonanisuo) Buung palaodsiq sfelare [einnd :T-1ND Sainsea|y uonebniy 01 Jajey

$821Nn0Say [eln)n) [eqlil :8T°S UOI109S

alnreubis yum
palajdwo9 areq

uonoy

uolreluawa|dw] Jo UOITRDIJIIBA

Aouanbai4g Bulioliuop

uonay
Buliolluo\ pue Alred bBuliolluop

uoneluswa|duwi
jo Burwiy

Ared
uoneluswa|dwy

sainsea|\ uolebinp

welibold Bunioday pue ‘Bulioliuop ‘uoirebiin
}oafo1d uoynis spSH dYIdPd papun AbMm 3311 dUOT 00ZS

A20



ATTACHMENT B

PLANNING COMMISSION
RESOLUTION NO. 2022-**

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF ANTIOCH
RECOMMENDING TO THE CITY COUNCIL APPROVAL OF A GENERAL PLAN
AMENDMENT AMENDING THE LAND USE DESIGNATION FOR THE UNITED PACIFIC GAS
STATION PROJECT FROM COMMERCIAL OFFICE TO CONVENIENCE COMMERCIAL

WHEREAS, the City of Antioch received an application from Embree Asset Group for
approval of an Initial Study / Mitigated Negative Declaration, General Plan Amendment, Planned
Development Rezone, Final Development Plan, Use Permit, and Design Review for the
development of a gas station, convenience store, car wash and associated site improvements at
5200 Lone Tree Way (GP-21-01, PD-21-01, UP-21-02, AR-21-03) (APNs 056-270-059);

WHEREAS, an Initial Study/Mitigated Negative Declaration (IS/MND) and Mitigation
Monitoring and Reporting Program (MMRP) was prepared in accordance with the California
Environmental Quality Act (“CEQA”) Guidelines Section 15162, and considered by the Planning
Commission on April 6, 2022;

WHEREAS, on April 6, 2022, the Planning Commission recommended to the City Council
adoption of the IS/MND and MMRP;

WHEREAS, Section 65358 of the California Government Code provides for the
amendment of all or part of an adopted General Plan;

WHEREAS, the primary purpose of the General Plan Amendment is to ensure consistency
between the City of Antioch General Plan and the Project;

WHEREAS, the proposed project requires amendments to the General Plan Land Use
Map to redesignate the site from Commercial Office to Convenience Commercial;

WHEREAS, a public hearing notice was published in the East County Times and posted in
three public places pursuant to California Government Code Section 65090 on March 17, 2022
for the Planning Commission public hearing held on April 6, 2022;

WHEREAS, on April 6, 2022, the Planning Commission duly held a public hearing on the
matter, and received and considered evidence, both oral and documentary and documentary; and

WHEREAS, the Planning Commission considered all public comments received, the

presentation by City staff, the staff report, and all other pertinent documents regarding the proposed
request.

NOW THEREFORE, BE IT RESOLVED that the Planning Commission does hereby make

the following findings for recommendation to the City Council approval of the General Plan
Amendment:

Page | 1
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1. The proposed project conforms to the provisions and standards of the General Plan
because the proposed amendment is internally consistent with all other provisions of
the General Plan and does not conflict with any of the previously adopted Goals,
Policies and Programs of the General Plan;

2. The proposed Amendment is necessary to implement the goals and objectives of the
General Plan because the project will provide additional jobs and sales taxes to the
City;

3. The proposed Amendment will not be detrimental to the public interest, convenience,
and general welfare of the City because the Amendment will result in a logical
placement of land uses consistent with the overall intent of the General Plan;

4. The proposed project will not cause environmental damage because the United Pacific
Gas Station IS/MND determined that all potential environmental impacts would be less
than significant with mitigations incorporated;

5. The Proposed General Plan Land Use Map Amendment will not require changes to or
modifications of any other plans that the City Council adopted before the date of this
resolution.

NOW THEREFORE BE IT FURTHER RESOLVED that the Planning Commission hereby
recommends the City Council adopt the General Plan Land Use Map Amendment (GP-21-01) re-
designating the site identified by Assessor’s Parcel Number 056-270-059 from Commercial Office
to Convenience Commercial.

* Kk k k k k k k

| HEREBY CERTIFY that the foregoing resolution was adopted by the Planning
Commission of the City of Antioch at a regular meeting thereof held on the 6" day of April 2022,
by the following vote:

AYES:
NOES:
ABSENT:
ABSTAIN:

FORREST EBBS
Secretary to the Planning Commission
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ATTACHMENT C

PLANNING COMMISSION
RESOLUTION NO. 2022-**

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF ANTIOCH
RECOMMENDING TO THE CITY COUNCIL APPROVAL OF AN ORDINANCE TO REZONE
TO PLANNED DEVELOPMENT DISTRICT (PD-21-01) FOR THE UNITED PACIFIC GAS
STATION PROJECT

WHEREAS, the City of Antioch received an application from Embree Asset Group for
approval of an Initial Study / Mitigated Negative Declaration, General Plan Amendment, Planned
Development Rezone, Final Development Plan, Use Permit, and Design Review for the
development of a gas station, convenience store, car wash and associated site improvements at
5200 Lone Tree Way (GP-21-01, PD-21-01, UP-21-02, AR-21-03) (APNs 056-270-059);

WHEREAS, an Initial Study/Mitigated Negative Declaration (IS/MND) and Mitigation
Monitoring and Reporting Program (MMRP) was prepared in accordance with the California
Environmental Quality Act (“CEQA”) Guidelines Section 15162, and considered by the Planning
Commission on April 6, 2022;

WHEREAS, on April 6, 2022, the Planning Commission recommended to the City Council
adoption of the IS/MND and MMRP;

WHEREAS, on April 6, 2022 the Planning Commission recommended to the City Council
approval of a General Plan Land Use Map Amendment (GP-21-01) re-designating the site
identified by Assessor’'s Parcel Number 056-270-059 from Commercial Office to Convenience
Commercial;

WHEREAS, in consideration of the rezone, the granting of such rezone will not adversely
affect the comprehensive General Plan:

WHEREAS, a public hearing notice was published in the East County Times and posted in
three public places pursuant to California Government Code Section 65090 on March 17, 2022
for the Planning Commission public hearing held on April 6, 2022;

WHEREAS, on April 6, 2022, the Planning Commission duly held a public hearing on the
matter, and received and considered evidence, both oral and documentary and documentary; and

WHEREAS, the Planning Commission considered all public comments received, the
presentation by City staff, the staff report, and all other pertinent documents regarding the
proposed request.

NOW THEREFORE, BE IT RESOLVED that the Planning Commission does hereby make
the following findings for recommendation to the City Council for approval of the proposed zone
change:

1. That the public necessity requires the proposed zone change. The subject property is
zoned Planned Development (PD) with no adopted Planned Development District. The

rezone to Planned Development District (PD-21-01) would apply zoning and development
standards to the site to implement the proposed project.
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2. That the subject property is suitable to the use permitted in the proposed zone change.
The subject property is located a corner property with frontage on a major arterial street.
The site is suitable for the proposed zone change.

3. That said permitted use is not detrimental to the surrounding property. The said permitted
use will not be detrimental to the surrounding property because the proposed use has
been developed and conditioned to mitigate any impacts to the surrounding properties.

4, That the proposed zone change is in conformance with the Antioch General Plan. The
proposed zone change conforms to the requirements of the General Plan for Convenience
Commercial.

NOW THEREFORE BE IT FURTHER RESOLVED that the Planning Commission does
hereby recommend to the City Council APPROVAL of the draft Ordinance (Exhibit A) to rezone
the site located at 5200 Lone Tree Way (APN 056-270-059) to Planned Development District (PD-
21-01).

* Kk Kk k k k k%

| HEREBY CERTIFY that the foregoing recommendation was passed and adopted by the
Planning Commission of the City of Antioch at a regular meeting thereof held on the 6 day of
April 2022, by the following vote:

AYES:
NOES:
ABSENT:
ABSTAIN:

FORREST EBBS
Secretary to the Planning Commission
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EXHBIIT A

ORDINANCE NO.

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF ANTIOCH TO REZONE
THE APPROXIMATELY 2.00 ACRE UNITED PACIFIC GAS STATION PROJECT
SITE (APN 056-270-059) FROM PLANNED DEVELOPMENT DISTRICT TO
PLANNED DEVELOPMENT DISTRICT (PD-21-01)

The City Council of the City of Antioch does ordain as follows:
SECTION 1:

The City Council determined on , 2022, that, pursuant to Section
15074 of the Guidelines of the California Environmental Quality Act, and after full
consideration of the Initial Study/Mitigated Negative Declaration (IS/MND) and Mitigation
Monitoring and Reporting Program (MMRP) prepared for project, and on the basis of the
whole record before it, the IS/MND and MMRP for the United Pacific Gas Station Project
should be adopted.

SECTION 2:

At its regular meeting of April 6, 2022, the Planning Commission recommended
that the City Council adopt the Ordinance to rezone the subject property from Planned
Development District to Planned Development District (PD-21-01) for the United Pacific
Gas Station Project.

SECTION 3:

The real property described in Exhibit A, attached hereto, is hereby rezoned from
Planned Development District to Planned Development (PD-21-01) for the United Pacific
Gas Station Project, and the zoning map is hereby amended accordingly.

SECTION 4:
The development standards, as defined below, for the subject property (APN 056-

270-059), known as the United Pacific Gas Station Project, are herein incorporated into
this ordinance, and are binding upon said property.

C3



Development Standards for the United Pacific Gas Station Project Planned
Development District (PD-21-01)

Development Standards for PD Zoning Standards for Multifamily
Wild Horse Multifamily Project | Residential Project

Maximum height 35’

Maximum Lot Coverage 35%

Minimum Front Yard From Lone Tree Way: 30’
Landscaping Setback

Minimum Street Side Yard From Vista Grande Drive: 20’

Landscaping Setback

Minimum Interior Side Setback 20’

Minimum Rear Yard Setback 20’

Minimum Lot Size 20,000 Square Feet

Parking As required in Section 9-5.17 of the Antioch
Municipal Code

SECTION &

The allowed uses, as defined below, for the subject property (APN 056-270-059),
known as the United Pacific Gas Station Project, are herein incorporated into this
ordinance, and are binding upon said property.

Convenience Commercial Uses. Allowed uses shall be those uses as allowed in
the C-1 Convenience Commercial District as established in Section 9.5.3803 of the City
of Antioch Municipal Code.

SECTION 6:

The City Council finds that the that the proposed zone reclassification will allow
uses more suitable uses for the site than the present classification; that the subject
property is suitable to the use permitted in the proposed zone change; that said permitted
uses are not detrimental to the public or surrounding properties; and that the proposed
zone change is in conformance with the Antioch General Plan.

SECTION 7:
This ordinance shall take effect and be enforced thirty (30) days from and after the
date of its adoption and shall be published once within fifteen (15) days upon passage

and adoption in a newspaper of general circulation printed and published in the City of
Antioch.
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| HEREBY CERTIFY that the forgoing ordinance was introduced and adopted at a

regular meeting of the City Council of the City of Antioch, held on the of
, 2022, and passed and adopted at a regular meeting thereof, held on

the of , 2022, by the following vote:

AYES:

NOES:

ABSENT:

ABSTAIN:

Lamar Thorpe, Mayor
ATTEST:

Ellie Householder, City Clerk

Page | 3
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ATTACHMENT D

PLANNING COMMISSION
RESOLUTION NO. 2022-XX

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF ANTIOCH
RECOMMENDING APPROVAL OF A FINAL DEVELOPMENT PLAN, USE PERMIT, AND
DESIGN REVIEW FOR THE UNITED PACIFIC GAS STATION PROJECT

WHEREAS, the City of Antioch received an application from Embree Asset Group for
approval of an Initial Study / Mitigated Negative Declaration, General Plan Amendment, Planned
Development Rezone, Final Development Plan, Use Permit, and Design Review for the
development of a gas station, convenience store, car wash and associated site improvements at
5200 Lone Tree Way (GP-21-01, PD-21-01, UP-21-02, AR-21-03) (APNs 056-270-059);

WHEREAS, the City prepared an Initial Study and Mitigated Negative Declaration
(IS'MND), to evaluate the potential environmental impacts of the Project in conformance with
Section 15063 of Title 14 of the California Code of Regulations (the “CEQA Guidelines”);

WHEREAS, on April 6, 2022, the Planning Commission recommended to the City Council
adoption of the IS/MND and MMRP;

WHEREAS, on April 6, 2022 the Planning Commission recommended to the City Council
approval of a General Plan Land Use Map Amendment (GP-21-01) re-designating the site
identified by Assessor's Parcel Number 056-270-059 from Commercial Office to Convenience
Commercial;

WHEREAS, on April 6, 2022 the Planning Commission recommended to the City Council
approval of a Rezone to Planned Development (PD-21-01);

WHEREAS, a public hearing notice was published in the East County Times and posted in
three public places pursuant to California Government Code Section 65090 on March 17, 2022
for the Planning Commission public hearing held on April 6, 2022;

WHEREAS, on April 6, 2022, the Planning Commission duly held a public hearing on the
matter, and received and considered evidence, both oral and documentary and documentary; and

WHEREAS, the Planning Commission considered all public comments received, the
presentation by City staff, the staff report, and all other pertinent documents regarding the proposed
request.

NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission makes the
following findings for approval of a Final Development Plan:

1. Each individual unit of the development can exist as an independent unit capable of
creating an environment of sustained desirability and stability because the project has
been designed to accommodate all uses on the existing site. The uses proposed will not
be detrimental to present or potential surrounding uses but instead will have a beneficial
effect which could not be achieved under the current General Plan Land Use designation
or zoning for the project site. The project has been designed and conditioned to not have
any detrimental effects on the surrounding land uses and will provide a convenient
shopping and fueling location for the nearby residents.
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The streets and thoroughfares proposed meet the standards of the City's Growth
Management Program and adequate utility service can be supplied to all phases of the
development because the project will be constructing all the required streets and utilities
to serve the project. The project will be required to pay for all improvements to the site as
well as its fair share of impacts to all public services. The project has been reviewed and
no significant impacts on utilities or services has been identified.

The commercial components of the project are justified economically at the location
proposed.

There are no residential components of the project.

There are no industrial components of the project.

Any deviation from the standard zoning requirements is warranted by the design and
additional amenities incorporated in the final development plan which offer certain unusual
redeeming features to compensate for any deviations that may be permitted. The
proposed final development plan is substantially in conformance with the zoning
requirements for Convenience Commercial developments and the Planned Development
District standards established for the project site.

The area surrounding the P-D District can be planned and zoned in coordination and
substantial compatibility with the proposed development because the proposed
development is fronting a major thoroughfare with all surrounding uses currently zoned
and development. The project has been designed and conditioned to be compatible with
the surrounding uses.

The Project and the PD District conform to the General Plan of the City because the
amendment to the General Plan to change the designation to Convenience Commercial
allows the development to occur.

BE IT FURTHER RESOLVED that the Planning Commission does hereby make the following
findings for approval of the requested Use Permit:

1.

The granting of such use permit will not be detrimental to the public health or welfare or
injurious to the property or improvements in such zone or vicinity because the project has
been designed to comply with the City of Antioch Municipal Code requirements.

The use applied at the location indicated is properly one for which a use permit is
authorized because the City of Antioch Zoning Ordinance requires a use permit for all
Planned Development District (PD) applications.

That the site for the proposed use is adequate in size and shape to accommodate such
use, and all yards, fences, parking, loading, landscaping, and other features required, to

other uses in the neighborhood. The site plan complies with the Planned Development
standards established for the project’s Planned Development District.
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4. That the site abuts streets and highways adequate in width and pavement type to carry
the kind of traffic generated by the proposed use. The project site is located at the
intersection of Lone Tree Way and Vista Grande Drive. Both streets are adequate in width
and pavement type to carry the traffic generated by the proposed use.

5. That the granting of such use permit will not adversely affect the comprehensive General
Plan because the proposed use is consistent with the General Plan designation of
Convenience Commercial.

6. The Conditions of approval protect the public safety, health and general welfare of the
users of the project and surrounding area. In addition, the conditions ensure the project
is consistent with City standards.

BE IT FURTHER RESOLVED that the Planning Commission of the City of Antioch does
hereby recommend APPROVAL of a Final Development Plan, Use Permit, and Design Review
for the development of a gas station, convenience store, car wash and associated site
improvements at 5200 Lone Tree Way (GP-21-01, PD-21-01, UP-21-02, AR-21-03) (APNs 056-
270-059); subject to the following conditions in Exhibit A.

* * * * * * * *

| HEREBY CERTIFY that the foregoing recommendation was passed and adopted by the
Planning Commission of the City of Antioch, at a regular meeting thereof, held on the 6th day of
April 2022 by following vote:

AYES:
NOES:
ABSTAIN:
ABSENT:

FORREST EBBS
Secretary to the Planning Commission

Page | 3
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ANTIZCH

CALIFORNIA

EXHIBIT A: CONDITIONS OF APPROVAL

Regulation Source Timing/ Enforcement/ | Verification
Implementation Monitoring (date and
Signature)

General Conditions

1. | Project Approval. This Final Development Plan, Use Permit and | City of Antioch On-Going Planning
Design Review approval is for 5200 Lone Tree Way (APN 054-270- Department
059), as substantially shown and described on the project plans,
except as required to be modified by conditions herein. Plans
date received April 30, 2021, as presented to the Planning
Commission on April 6, 2022 (“Approval Date.”). For any
condition herein that requires preparation of a Final Plan where
the project applicanthas submitted a conceptual plan, the
project applicant shall submit final plan(s) in substantial
conformance with the conceptual plan, but incorporate the
modifications required bythe conditions herein for approval by
the City.

2. | Project Approval Expiration. This Final Development Plan, Use | City of Antioch On-Going Planning
Permit and Design approval expires on April 6, 2024 (two years Department
from the date on which thisapproval becomes effective) or at
an alternate time specified as a condition of approval, unless a
building permit has been issued and construction diligently
pursued. The approval may be renewed by the Zoning
Administrator for a period up to an additional one (1) year,
provided that, at least ten (10) days before expiration an
application for renewal of the approval is filed with the
Community Development Department.The Zoning Administrator
may grant a renewal of an approval where there is no change in
the original application,or there is no request to change any
condition of approval. No more than two (2) one (1) year
extensions may be granted.




ANTIZCH

CALIFORNIA

EXHIBIT A: CONDITIONS OF APPROVAL

Regulation Source Timing/ Enforcement/ | Verification
Implementation Monitoring (date and
Signature)
City Fees. The applicant shall pay any and all City and other| City of Anfioch On-Going Community
related Bs applicable to the property, as may be modified by Development
conditions herein. Fees shall be based on the current fee structure Department
in effect at the time the relevant permits are secured and shall be
paid before issuance of said permit or before any City Council final
action approval. Nofice shall be taken specifically of Plan Check,
Engineering, Fire and Inspection Fees.The project applicant shall
also reimburse the City for direct costsof planning; building and
engineering plan check and inspection, as mutually agreed
between the City and applicant.
Discretionary or ministerial permits/approvals will not be
considered if the developer is not current on fees, balances, and
reimbursement that are outstanding and owed to the City.
Pass-Through Fees. The developer shall pay all pass-through fees| City of Anfioch On-Going Community
Fees include but are not limited to: Development
East Contra Costa Regional Fee and Financing Authority Department

(ECCRFFA) Fee in effect at the time of building permit issuance.
Contra Costa County Fire Protection District Fire Development Fee
in place at the time of building permit issuance.

Contra Costa County Map Maintenance Fee in affect at the time
of recordation of the final map(s).

Contra Costa County Flood Control District Drainage Area fee.
School Impact Fees.

Delta Diablo Sanitation Sewer Fees.

Conftra Costa Water District Fees.
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ANTIZCH

CALIFORNIA

EXHIBIT A: CONDITIONS OF APPROVAL

5. | Appeals. Pursuant to Section 9-5.2509 of the Antioch Municipal | City of Antioch Within 5 Days of Planning
Code, any decision made by the Planning Commission which Planning Department
would otherwise constitute final approval or denial may be Commission Action
appealed to the City Council. Such appeal shall be in writing and
shall be filed with the City Clerk within five (5) working days after
the decision. All appeals to the City Council from the Planning
Commission shall be accompanied by a filing fee established by
a resolution of the City Clerk.

City of Antioch On-Going Building
6. |Requirement for Building Permit. Approval granted by the Planning Department
Commission does not constitute a building permit or authorization
to begin any construction or demolish anexisting structure. An
appropriate permit issued by the Community Development
Department must be obtained before constructing, enlarging,
moving, converting, or demolishing any

building or structure within the City.

7. |Modifications to Approved Plans. The project shall be constructed | City of Anfioch On-Going Planning
as approved and with any additional changes required pursuant Department
to the Zoning Administrator or Planning Commission Conditions of
Approval. Planning staff may approve minor modifications in the
project design, but not the permitted land uses. A change
requiring discretionary approvaland any other changes deemed
appropriate by the Planning staff shall require further Planning
Commission or Zoning Administrator approval through the
discretionary review process.
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ANTIZCH

CALIFORNIA

EXHIBIT A: CONDITIONS OF APPROVAL

Regulation Source

harmless, the City of Anfioch and its agents, officers and
employees, from any claim, action, or proceeding against the
City or its agents, officers or employees to attack, set aside, void,
or annul the City's approvalconcerning this application. The City
will promptly notify the applicant of any such claim action or
proceeding and cooperate fully in the defense.

Timing/ Enforcement/ | Verification
Implementation Monitoring (date
and
Signature)
8. | Mitigation Monitoring and Reporting Program. The developer | City of Antioch On-Going Planning
shall comply with all mitigation measures identified in the Department
Mitigation Monitoring and Reporting Program for the United
Pacific Gas Station Project
9. | Compliance Matrix. With the submittal of all grading plans, City of Anfioch On-Going Community
improvement plans, and building permit plans, the applicant Development
shall submit to the Community Development Department a Department
Conditions and Mitigation Measures Compliance Matrix that
lists: each Condition of Approval and Mitigation Measure, the
City division responsible for review, and how the applicant
meets the Condition of Approval or Mitigation Measure. The
applicant shall update the compliance matrix and provide it
with each submittal.
10. | Hold Harmless Agreement/Indemnification. The applicant| City of Antioch On-Going Planning
(including any agent thereof) shall defend, indemnify, and hold Department

Page | 4
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ANTIZCH

CALIFORNIA

EXHIBIT A: CONDITIONS OF APPROVAL

Public Works Standards

11. | City Standards. All proposed improvements shall be constructed City of Antioch On-Going Public Works
to City standards or as otherwise approved by the City Engineer Department
in writing.

12. |Utility Construction. Public utilities shall be constructed to their | City of Antioch On-Going Public Works
ultimate size and configuration with the road consfruction in Department
which they are to be located.

14. Utility Undergrounding. All existing and proposed ufilities shall be |  City of Antioch On-Going Public Works
undergrounded (e.g. transformers and PMH boxes) and Department
subsurface pursuant to Section 7-3 “Underground Utility Districts”
of the Antioch Municipal Code.

14, Utility Mapping. Prior to acceptance of public utilities, the | City of Antioch Prior to Public Works
developer shall provide GPS coordinates of all in and above Acceptance of Department
ground assets. This includes all Water Distribution Utility features, Public Ufilities
Collection Utility features, Storm Water Utility features, and inverts
associated with these features. Developer shall also include GPS
coordinates of metal subdivision entryway signs, street signs, light
poles, and irrigation controllers. These GPS coordinates must be
taken on a survey-grade sub-meter GPS data receiver/collector
and provided in GIS shapefile format using the NAVD 88 (with
conversion information).

15. Sewer. All sewage shall flow by gravity to the intersecting street |  City of Antioch On-Going Public Works
sewer main. Department

16. Storm Drain Design/Construction. The developer shall design | City of Antioch At the Time of Public Works
and construct storm drain facilities to adequately collect and Building Permit Department
convey stormwater entering or originating within  the Submittal
development to the nearest adequate man-made drainage
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ANTIZCH

CALIFORNIA

EXHIBIT A: CONDITIONS OF APPROVAL

facility or natural watercourse, without diversion of the
watershed.

a.

p.

.The detention basin and associated improvements shall be

. Detention basins shall be designed to the satisfaction of the)

All public utilities, including storm drainpipes and ditches, shall
be installed in streets avoiding between lot locations. All
proposed drainage facilities, including open ditches, shall be]
constructed of Portland Concrete Cement or as approved by,
the City Engineer.

Storm drain system shall flow to the Detention Basins shown
within the study and on the tentative map with no diversion
out of existing watershed(s).

constructed and operational prior to issuance of first
residential building permit.

City Engineer with an emergency spillway to provide
controlled overflow relief for large storm events. An
Operations and Maintenance Manual (for each basin) shall
be submitted for basins prior to the issuance of the first building
permit.

of

17. Water Pressure. The developer shall provide adequate water
pressure and volume to serve this development. This will include
a minimum residual pressure of 20 psi with all losses included at
the highest point of water service and a minimum static pressure

Requirements for additional water flow conditions.

50 psi or as approved by the City Engineer. See Fire

City of Antfioch

On-Going

Public Works
Department

Page | 6
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ANTIZCH

CALIFORNIA

EXHIBIT A: CONDITIONS OF APPROVAL

18.

Requirement for Looped System. Water systems shall be
designed as a looped distribution system, if not already
connecting as a looped system, developer shall be responsible
for installing any water mains off site to create a looped system
at no cost to the City.

City of Antfioch

On-Going

Public Works
Department

19.

Hydrology Analysis. The developer shall submit hydrology and
hydraulic analyses as part of the storm water control plan. The
analysis shall demonstrate adequacy of the in-tract drainage
system and downstream drainage system. The analysis shall be
reviewed and approved by Contra Costa County Flood Control.

City of Antfioch

Prior to the
Recordation of the
First Final Map

Public Works
Department

20.

Retaining Walls

1. Public Right of Way. Retaining walls shall not be
constructed in City right-of-way or other City maintained
parcels unless otherwise approved by the City Engineer.

2.  Materials. All retaining walls shall be of concrete masonry
unit construction.

3. Height. All retaining walls shall be reduced in height to the
maximum extent practicable and the walls shall meet the
height requirements in the front yard setback and sight
distance triangles as required by the City Engineer.

City of Antfioch

On-Going

Public Works
Department

Conservation/NPDES

21.

C.3 Compliance. Per State Regulations, all impervious surfaces
including off-site roadways to be constructed as part of the
project are subject to C.3 requirements.

State of California

On-Going

Public Works
Department

22.

NPDES. The project shall comply with all Federal, State, and City
regulations for the National Pollution Discharge Elimination
System (NPDES) (AMCS§6-9). (Note: Per State Regulations, NPDES

Federal
Government

At the Time of
Building Permit
Submittal

Public Works
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Requirements are those in affect at the tfime of the Final
Discretional Approval.)

Under NPDES regulations, the project is subject to provision C.3:
“New development and redevelopment regulations for storm
water treatment.”

a. Requirements. Provision C.3 requires that the project
include storm water treatment and source control
measures, as well run-off flow controls so that post-project
runoff does not exceed estimated pre-project runoff.

b. Storm Water Control Plan. C.3 regulations require the
submittal of a Storm Water Control Plan (SWCP) that
demonstrate plan compliaonce. The SWCP shall be
submitted concurrently with site improvement plans.

c. Operation and Maintenance Plan. For the treatment and
flow-controls identified in the approved SWCP, a
separate Operation and Maintenance Plan (O&M) shall
be submitted to the Building Department at the time of
permit submittal.

d. CCRs. Both the approved SWCP and O&M plans shall be
included in the project CC&Rs. Prior to building permit
final and issuance of a Certificate of Occupancy, the
developer shall execute any agreements identified in the
Storm Water Control Plan that pertain to the fransfer of
ownership and/or long-term maintenance of storm water
treatment or hydrograph modification BMPs.  Already
stated in COAs below, 5.c and 5.h.w.

23.

NPDES Plan Submittal Requirements. The following requirements of
the federally mandated NPDES program (National Pollutant
Discharge Elimination System) shall be complied with as
appropriate, or as required by the City Engineer:

a. Application. Prior to issuance of permits for building, site

improvements, or landscaping, the developer shall submit a

Federal
Government

At the Time of
Building Permit
Submittal

Public Works
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permit application consistent with the developer’s approved
Storm Water Control Plan, and include drawings and
specifications necessary for construction of site design
features, measures to limit directly connected impervious
areqa, pervious pavements, self-retaining areas, treatment
BMPs, permanent source control BMPs, and other features that
control storm water flow and potential storm water pollutants.

b. Certified Professional. The Storm Water Control Plan shall be
certified by a registered civil engineer, and by a registered
architect or landscape architect as applicable. Professionals
certifying the Storm Water Conftrol Plan shall be registered in
the State of California and submit verification of training, on
design of treatment measures for water quality, not more than
three years prior to the signature date by an organization with
stform water freatment measure design expertise (e.g., a
university, American Society of Civil Engineers, American
Society of Landscape Architects, American Public Works
Association, or the California Water Environment Association),
and verify understanding of groundwater protection principles
applicable to the project site (see Provision C.3.i of Regional
Water Quality Control Board Order R2 2003 0022).

C. Final Operation & Maintenance Plan. Prior to building permit
final and issuance of a Cerfificate of Occupancy, the
developer shall submit, for review and approval by the City, a
final Storm Water BMP Operation and Maintenance Plan in
accordance with City of Antioch guidelines. This O&M plan
shall incorporate City comments on the draft O&M plan and
any revisions resulting from changes made during
construction. The O&M plan shall be incorporated into the
CCA&Rs for the Project.

Page | ¢
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d.Long Term Management. Prior to building permit final and
issuance of a Certificate of Occupancy, the developer shall
execute and record any agreements identified in the Storm
Water Control Plan which pertain to the transfer of ownership
and/or long-term maintenance of storm water treatment or
hydrograph modification BMPs.

€. Design Details.

i. Prevent site drainage from draining across sidewalks and
driveways in a concentrated manner.

ii. Install on all catch basins “No Dumping, Drains to River”
decal buttons.

f. Hydrology Calculations. Collect and convey all storm water
entering, and/or originating from, the site to an adequate
downstream drainage facility without diversion of the
watershed. Submit hydrologic and hydraulic calculations with
the Improvement Plans to Engineering Services for review and
approval.

d. Regional Water Quality Control. Prior to issuance of the grading
permit, submit proof of filing of a Notice of Intent (NOI) by
providing the unique Waste Discharge Identification Number
(WDID#) issued from the Regional Water Quality Control
Board.

h. SWPP. Submit a copy of the Storm Water Pollution Prevention
Plan (SWPPP) for review to the Engineering Department prior
to issuance of a building and/or grading permit. The general
contractor and all subcontractors and suppliers of materials
and equipment shallimplement these BMP’s. Construction site
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cleanup and confrol of construction debris shall also be
addressed in this program. Failure to comply with the
approved construction BMP may result in the issuance of
correction noftices, citations, or a project stop work order.

i. BMP. Install appropriate clean water devices at all private
storm drain locations immediately prior fo entering the public
storm drain system. Implement Best Management Practices
(BMP's) at all times.

|. Erosion Control. Include erosion confrol/storm water quality
measures in the final grading plan that specifically address
measures to prevent soil, dirt, and debris from entering the
storm drain system. Such measures may include, but are not
limited to, hydro seeding, gravel bags and siltation fences and
are subject to review and approval of the City Engineer. If no
grading plan is required, necessary erosion control/storm
water quality measures shall be shown on the site plan
submitted for an on-site permit, subject to review and
approval of the City Engineer. The developer shall be
responsible  for ensuring that all  contractors and
subcontractors are aware of and implement such measures.

k. On-Going Maintenance.

i. Sweep or vacuum the parking lot(s) a minimum of once a
month and prevent the accumulation of litter and delbris on
the site. Corners and hard to reach areas shall be swept
manually.

ii. If sidewalks are pressure washed, debris shall be trapped and
collected to prevent entry into the storm drain system. No
cleaning agent may be discharged into the storm drain. If any
cleaning agent or degreaser is used, wash water shall be
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collected and discharged to the sanitary sewer, subject to the
approval of the sanitary sewer District.

ii. Ensure that the area surrounding the project such as the
streets stay free and clear of construction debris such as silt,
dirt, dust, and tracked mud coming in from or in any way
related to project construction. Areas that are exposed for
extended periods shall be watered regularly to reduce wind
erosion. Paved areas and access roads shall be swept on a
regular basis. All trucks shall be covered.

iv. Clean all on-site storm drain facilities a minimum of twice a
year, once immediately prior to October 15 and once in
January. Additional cleaning may be required if found
necessary by City Inspectors and/or City Engineer.

\Additional information regarding the project SWCP is necessary
and modifications to the SWCP shown on the proposed Vesting
Tentative Map may be required in order to comply with C.3
regulations.

Fire Standards

24. The applicant shall comply with the following conditions Contra Costa TBD Contra Costa
provided by the Contra Costa County Fire Protection District in Fire Protection Fire Protection
the letter dated June 30, 2021: District District

Building Permit Submittal
25. |Requirement for Phasing Plan. The project shall be built City of At the time of Community
continuously in one phase. If the project will become a phased Antioch Building Permit Development
Submittal Department
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project, then the developer shall provide a phasing plan to the
Community Development Department.

26. |Final Landscape Plans. The applicant shall submit final landscape City of At the time of Building
plans that identify specific plant materials to be used, including Antioch Building Permit Department
all shrubs and groundcover, providing both common and Submittal
botanical names, sizes and quantities at the time of building
permit submittal. The project shall emphasize local and native
species of plants in the final landscape plans.

27. |Water Efficient Landscape Ordinance. Landscaping for the City of At the time of Community
project shall be designed to comply with the applicable Anfioch Building Permit | Development
requirements of City of Anfioch Ordinance No. 2162-C-S The Submittal Department
State Model Water Efficient Landscape Ordinance (MWELO).

The applicant shall demonstrate compliance with the applicable
requirements of the MWELQO in the landscape and irrigation plans
submitted to the City.

28. | Common Area Landscaping. Landscaping on all slopes, City of At the time of Public Works
medians, C.3 basins and open space areas shall be approved Antioch Building Permit Department
by the City Engineer and shall be installed at the applicant’s Submittal
expense.
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required to review the building permit plan set submitted for this
project. If deemed necessary by the City Engineer, field
inspections by such professionals will be required to verify
compliance with the approved plans. Costs for these consulting
services shall be incurred by the developer.

Submittal

Regulation Source Timing/ Enforcement/ | Verification
Implementation Monitoring (date
and
Signature)
Grading Improvements
29. Requirement for Grading Permit. A grading permit shall be City of At the fime of Public Works
required prior fo commencement of any grading operations. Antioch Building Permit
The permit shall be obtained through the City's Building Submittal
Department subject to review and approval by the City
Engineer. The submitted plans shall incorporate any
modifications required by the Conditions of Approval.
30. Soils. Prior to the approval of the grading plan(s), the City City of At the time of Public Works
Engineer shall determine if a soils or structural engineer, are Antioch Building Permit
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of-way or easement.

Regulation Source Timing/ Enforcement/ | Verification
Implementation Monitoring (date
and
Signature)
At the Time of Building Permit Issuance
31. Sewer System Requirements. The sewer system for the subject site City of At the time of Building
shall comply with current building codes City of Antioch Anfioch Building Permit Department
Municipal Codeand to the satisfaction of the City Engineer prior Issuance
to issuance of building permit.
32. Demolition Permit. Site demolition shall not occur until City of At the time of Community
construction permits are issued for the development project. All Antioch Building Permit Development
demolition shall be in accordance with permits issued by the City Issuance Department
and Bay Area Air Quality Management District (BAAQMD).
33. Encroachment Permit. The applicant shall obtain an City of At the time of Community
encroachment permit from the Engineering Division before Antioch Building Permit Development
commencing any construction activities within any public right- Issuance Department
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Regulation Source Timing/ Enforcement/ | Verification
Implementation Monitoring (date
and
Signature)
At the Time of Construction
34. Collection of Construction Debris. Gather all construction delbris City of Antioch On-Going Building
on a regular basis and place them in a Waste Management Department
dumpster or other container that is emptied or removed on a
weekly basis consistent with the Construction and Demolition
Debris Ordinance. When appropriate, use tarps on the ground to
collect fallen delbris or splatters that could confribute to
stormwater pollution.
35. Construction Hours. Construction activity shall be as outlined inin| ~ City of Antfioch On-Going Building
the Antioch Municipal Code. Construction activity is limited to Department/
8:00 AM to 5:00 PM Monday-Friday or as approved in writing by Public Works
the City Manager. Requests for alternative construction hours Department
shall be submitted in writing to the City Manager or his designee.
36. Demolition, Debris, Recycling. The project shall be in City of Anfioch On-Going Building
compliance with and supply all the necessary documentation Department/
for Anfioch Municipal Code § 6-3.2: Construction and Public Works
Demolition Debris Recycling. Department
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Reqgulation Source Timing/ Enforcement/ | Verification
Implementation Monitoring (date
and
Signature)
37. Erosion Control Measures. The grading operation shall take | City of Antioch On-Going Building
place at a time, and in a manner, so as not to allow erosion and Department/
sedimentation. The slopes shall be landscaped and reseeded Public Works
as soon as possible after the grading operation ceases. Erosion Department
measures shall be implemented during all construction phases
in accordance with an approved erosion and sedimentation
control plan.
38. Dust Control. Standard dust confrol methods and designs shall | City of Anfioch On-Going Building
be used to stabilize the dust generated by construction Department/
activities. The developer shall post dust control signage with a Public Works
contact number of the developer, City staff, and the air quality Department
conftrol board.
39. |Debris Removal. The site shall be kept clean of all debris (boxes,| City of Antioch On-Going Building
junk, garbage, etc.) at all times. Department/
Public Works
Department
Prior to Issuance of Occupancy Permit
40. | Planning Inspection. Planning staff shall conduct a site visit to City of Prior to Planning
review exterior building elevations for architectural consistency Antioch Occupancy Department
with the approved plans and landscape installation (if required). Permit
All exterior finishing details including window trim, paint, gutters,
downspouts, decking, guardrails, and driveway installation shall
be in place prior to scheduling the final inspection.
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41. | Debris Removal. All mud, dirt or construction debris carried off City of Prior to Building
the construction site and shall be removed prior to scheduling Anfioch Occupancy Department
the final Planning inspection. No materials shall be discharged Permit
onto a sidewalk, street, gutter, storm drain or creek.

42. | Fire Prevention. A final Fire inspection shall occur to inspect all fire Contra Costa Prior to Fire
prevention systems constructed as part of the project. Fire Occupancy Department
Inspections shall occur prior to final occupancy permit issuance. Protection Permit

District

43. | Damage to Street Improvements. Any damage to street City of Prior to Building
improvements now existing or done during construction on or Antioch Occupancy Department
adjacent to the subject property, shall be repaired to the Permit
satisfaction of the City Engineer at the full expense of the
applicant. This shall include sidewalk repair, slurry seal, street
reconstruction or others, as may be required by the City
Engineer.

44, | Right-of-Way Construction Standards. All improvements within City of Prior to Public Works
the public right-of-way, including curb, gutter, sidewalks, Anfioch Occupancy
driveways, paving and utilities, shall be constructed in Permit
accordance with approved standards and/or plans and shall
comply with the standard plans and specifications of the City
Engineer.

Project Specific Conditions

45. | Construct the deceleration lane on Lone Tree Way as shown on City of Prior to Public Works
the plans submitted to the Community Development Anfioch Occupancy
Department on April 30, 2021. Permit

46. | Existing Sidewalks along Lone Tree Way and Vista Grande Drive City of Prior to Public Works
and the property frontage shall be reconstructed or repaired Antioch Occupancy
per City standards as required by the Public Works Inspector Permit
and as approved by the City Engineer.
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47. | Lone Tree Way shall be restriped per California MUTCD City of Prior to Public Works
standards from the extension of the west property line to Vista Antioch Occupancy
Grande Drive for the right turn lane included any other Permit
modifications as required by the City Engineer and shown in
approved plans.
48. | The existing curb ramp at the corner of Lone Tree Way and City of Prior to Public Works
Vista Grande Drive, shall be removed and replaced with new Antioch Occupancy
City standard curb ramps meeting current ADA requirements. Permit
49. | The parking lot striping and signing plan shall be approved by City of Prior to Public Works
the City Engineer. Antioch Occupancy
Permit
50. | All parking spaces shall be double-striped, and all parking lot City of Prior to Public Works
dimensions shall meet minimum City policies and Antfioch Anfioch Occupancy
Municipal Code requirements. Permit
51. | No more than ten percent (10%) of parking spaces shall be City of Prior to Public Works
compact per AMC §9-5.1711. Anfioch Occupancy
Permit
52. | The red curb along the project frontage shall be repainted as City of Prior to Public Works
approved by the City Engineer. Antioch Occupancy
Permit
53. | The applicant shall show a turning template on the site plan City of Prior to Public Works
exhibit, submitted with the permit drawings verifying that Antioch Occupancy
delivery trucks can safely ingress, egress and successfully Permit
maneuver throughout the site.
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54. | Only beer and wine may be sold under an ABC Type 20 Off Salg| City of On-Going Planning
Beer and Wine license. Antioch Department

55. | The total sales area dedicated to the sale of alcoholic beverages City of On-Going Planning
shall be restricted as follows: Anfioch Department

e No more than 15 linear feet of refrigerated cooler display;
and

e No more than 60 square feet of convenience store floor
areaq.

56. |Tobacco sales shall comply with AMC § 9-5.3843 Tobacco and City of On-Going Planning
Paraphernalia Retailers and AMC § é- 8.14 Restrictions on Tobacco Antioch Department
Retailers and Businesses.

57. Temporary signs, banners, commercial flags, and similar devices City of On-Going Planning
are prohibited aft this site, except as individually approved by the| Antioch Department
Community Development Department.

58. [The only lighted elements of the fuel canopy shall be the channel City of On-Going Planning
letters, logo, and canopy down lights. No illuminated band is Antioch Department
allowed.
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Antfioch Police Department or Code Enforcement Division musf]
respond to this property as a result of complaints received due to
incidents related to the sale of alcohol and/or tobacco. If the
Planning Commission determines that the conditions of approval
are not met or the sale of alcohol and/or tobacco has become a
public nuisance or otherwise a threat to public health, safety, o
welfare, it canresult in revocation or modification of the use permit

or imposition of a fine.

59. No more than 50% of the total window area may be covered with City of On-Going Planning
graphic lettering, signage, or other devices that may obscure Anfioch Department
vision into the building.

60. [The hours of operation shall be as follows: City of On-Going Planning

Anfioch Department
e Convenience store 4:.00 AM - 10:00 PM
e Carwash 7:00 AM - 9:00 PM
e Fuel dispensers 24 hours

61.|The proposed fence separating the development from the City of At the fime Planning
vacant portion of the site shall be a solid fence that if Antioch of Building Department
architecturally compatible with the development. A fencing detail Permit
shall be included with the building permit submittal. Issuance

62. | A revised photometric plan shall be submitted that any light] City of At the fime Planning
spillover onto adjacent residential properties is less than one-half Antioch of Building Department
foot candle per the requirements of AMC § 9-5.1715 Lighting Permit

Issuance

63. The applicant may be subject to a Planning Commission hearing, City of On-Going Planning

per Section 9-5.2707.1 of the City of Antioch Municipal Code, if the Antioch Department
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