Town Council Agenda Report

SUBJECT: Quasi Judicial Hearing:  Variance
CONTACT PERSON/NUMBER

Name: Mark Kutney, AICP
Phone: (954) 797-1101

TITLE OF AGENDA ITEM:

V 6-1-00 Michele C. Méllgren, petitioner/AP Adler Oakes, Ltd., owner - 4350 Oakes Road/ Generally
located at the southwest corner of State Road 7 (441) and Oakes Road.

REPORT IN BRIEF:

The petitioner is requesting three variances: 1) to reduce the minimum separation between freestanding
monument signs as required by Section 12-241, 2) to reduce the minimum separation between
freestanding monument signs as required by Section 12-242(A)(4), and 3) to reduce the minimum
horizontal dimension of the support structure casing of a sign, where parallel to the sign face as required
by Section 12-242(A)(9).

The petitioner is proposing to | ocate a single freestanding monument sign on each side of the entranceway
located off Oaks Road, and a separate freestanding monument sign just west of the same entrance on the
interior of the site, adjacent to the building entrance (see enclosed plot plan). Code allows a maximum
sign height of 15 feet and a maximum sign face area of 50 square feet. The two monument signs to be
located at the entrance are proposed at 2.4 feet in height with asign face of 19.2 square feet in area each.
The third free standing sign to be located west of the entrance is proposed at 15 feet in height and 50
square feet in areafor the sign face (see attached signage details).

Based on the limited visibility of the site to passing traffic on SR 7/441 and the configuration of Oaks
Road, staff finds that there are unique circumstances which apply to the land and building which can be
considered to be hardships and which warrant the reduction in separation between the free standing signs.
The requests are further mitigated by the minimal signage area proposed by the petitioner, and the
voluntary stipulation by the petitioner to prohibit placement of an identification sign or tenant directory
sign on the face of the building at the entrance. However, staff finds the request for reduction in the
minimum horizontal dimension of the support structure casing does not satisfy the criteriafor the granting
of the variance.

PREVIOUSACTIONS: None.
CONCURRENCES:

The Planning and Zoning Board recommended approval of all three variance requests, subject to the
voluntary amendment to the application to restrict wall signs and tenant directory signs on the face of the
building, if the variances are approved (motion carried 4-0, Mr. Davis absent, January 12, 2000).

FISCAL IMPACT: Not Applicable.

RECOMMENDATION(S): Motion to approve variance request numbers 1 and 2, and deny request
number 3.

Attachment(s): Planning Report, Petitioner’s Justification Letter, Plot Plan, Sign Exhibits, Land Use Map,

Subject Site Map, and Aerial.
( ItemNo.\‘




Application #: V 6-1-00 Revisions:
Exhibit “A”:

Original Report Date: 7/5/00

TOWN OF DAVIE
Development Services Department
Planning & Zoning Division Staff
Report and Recommendation

APPLICANT INFORMATION

Owner: Agent:

Name: AP Adler Oakes, Ltd. Name: Michele C. Mellgren
Address: 1400 NW 107 Avenue Address: 300 SW 2nd Street. Ste 3
City: Miami, FL 33172 City: Fort Lauderdale, FL 33312
Phone: (305) 392-4027 Phone: (954) 467-2322

BACKGROUND INFORMATION
Notification Date: 7/5/00 Number of Notifications: Twenty-three (23)
Application Request: 1) to reduce the minimum separation between freestanding
monument signs as required by Section 12-241, 2) to reduce the minimum separation
between freestanding monument signs as required by Section 12-242(A)(4), 3) to reduce the
minimum horizontal dimension of the support structure casing of a sign, where parallel to
the sign face as required by Section 12-242(A)(9).

Address/Location: 4350 through 4380 Oakes Road/Generally located at the southwest corner
of State Road 7 (441) and Oakes Road.

Future Land Plan Use Designation: Industrial

Zoning: M-1, Limited Manufacturing and Industrial District (County), M-2,
Medium Industrial (Hacienda Village), M-3, Intense Manufacturing and
Industrial District (County)

Existing Use:  Warehouse/Office (Flex Space)

Proposed Use: Warehouse/Office (Flex Space)

Parcel Size: 10.7 acres (466,092 square feet)

Surrounding Uses: Surrounding Future Land Use:
North: Industrial Warehouse Building Industrial
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East: 84 Lumber and Broward County Industrial
Resource Recovery Center, across
State Road 7 (441).

West: Storage Yard. Industrial

Surrounding Zoning:

North: M-3, Intense Manufacturing and Industrial District (County) and M-3,
General Industrial (Hacienda Village)

South: M-2, Medium Industrial (Hacienda Village)

East: B-3, General Business District (Hacienda Village) and M-3, General
Industrial District (Hacienda Village)

West: M-3, Intense Manufacturing and Industrial District (County), and M-4,

Limited Heavy Industrial District (Hacienda Village)

ZONING HISTORY
Related Zoning History: None.

Previous Request on same property: OnJuly 15, 1998, a site plan was approved for a total of
148,289 square feet of commercial flex space, within four separate buildings.

DEVELOPMENT PLAN DETAILS

The approved development for the site, described as “flexspace”, allows for 20% of office use
with the remaining percentage utilized as warehousing. To date, all buildings have been
constructed, although, this site has not received a final certificate of occupancy (CO). A final
inspection is required prior to issuance of the CO.

The petitioner states, “the subject site and flex space facility are unique with regard to their
relationship to both Oakes Road and to SR 7/441. The main entrance to the development is
located on the east side of the central portion of the site, with access from Oakes Road.
Beyond the entrance and Oakes Road is a storm water retention pond and beyond that,
roughly 150 feet to the east of the property, is State Road 7/441. This entrance to the site
provides visibility to the flex space development from SR 7/441. In order to provide
adequate identification of the development from both Oaks Road and SR 7/441, while
preserving the architectural integrity of the building, the petitioner is requesting three
variances to accommodate the necessary signage at the main entrance (see attached
petitioner’s justification letter).” More specifically, the petitioner is proposing to locate a
single freestanding monument sign on each side of the entranceway located off Oaks Road,
and a separate freestanding monument sign just west of the same entrance on the interior of
the site, adjacent to the building entrance.

Code allows a maximum sign height of 15 feet and a maximum sign face area of 50 square
feet. The two monument signs to be located at the entrance are proposed at 2.4 feet in height
with a sign face of 19.2 square feet in area each. The third free standing sign to be located west
of the entrance is proposed at 15 feet in height and 50 square feet in area for the sign face (see
attached signage details). Therefore, the proposed signs will meet code requirements for sign
height and sign face area. However, code also requires a minimum 200 foot separation
between freestanding monument signs. The two proposed signs to be located at the entrance
are proposed at no less than 60 feet apart. Also, the third sign to be located west of the same
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at the entranceway.

Please note, during review of the applicable codes for signage, staff identified a conflict in the
code which requires both a 100 foot separation between freestanding monument signs and a
200 foot separation between freestanding monument signs. Therefore, the petitioner is
required to request variances from both code requirements to achieve the same goal. Staff
has made a note of this conflict and will include it within future planned amendments to the
sign code ordinance. The third request for a variance is specific to the monument sign to be
located west of the proposed entrance signs as this sign is to be elevated above the ground by
a support structure at the base. Code requires the support structure casing of the sign be no
less than 1/3 the maximum horizontal dimension of the sign face. In this case, the
horizontal dimension of the sign face is 10 feet. This requires that the support structure be at
least 3-feet 3-inches in width. The proposed support structure width is only 2 feet in width,
for a total of 20% of the horizontal dimension of the 10-foot sign face. Thus, a variance is
required.

Applicable Codes and Ordinances

1). Section 12-241, which states, freestanding center identification signs shall be located a
minimum of 100 feet from other freestanding signs.

2). Section 242(A)(4), which states, no freestanding sign may be located closer than 200 feet
from another freestanding sign within the same center or complex when said
freestanding sign is visible from a public street right-of-way.

3). Section 12-242(A)(9), which states, freestanding signs shall be designed so that the
minimum combined horizontal dimension of the support structure casings, where
parallel to the sign faces, are at least one-third the maximum horizontal dimension of
the sign faces.

Comprehensive Plan Considerations

Planning Area: The subject property falls within Planning Area 6. This area includes lands
located south of State Road 84, east of University Drive and north of Nova Drive, together
with lands located east of the Florida Turnpike and west of State Road 7, south of State Road
84 and north of the south Town limits. The majority of this planning area is industrially
zoned and land used plan designated. There are small commercial parcels along the State
Road 7 corridor with one large retail center being located on the southeast corner of
University Drive and State Road 84. Commercial flex has been applied to industrial land use
plan designated lands on both sides of the Davie Road corridor between State Road 84 and
Nova Drive. The Town is encouraging development and redevelopment of properties
within this area to strengthen the Town’s non-residential tax base for the future.

Broward County Comprehensive Plan Considerations

This property falls within flexibility Zone 58. This request has no affect on Broward County
or Town concurrency requirements.




Staff Analysis

Staff has visited the site and finds that there are circumstances that can be considered to be
unique to this site due to the recent roadway improvements to Oakes Road and the
reconfiguration of the Oakes Road entrance at the SR 7/441 intersection. Although this site
is considered to be a large development, most of the site does not have direct roadway
frontage and is impeded by the existing 84 Lumber Company which almost completely blocks
out the view of this site when traveling northbound on SR 7/441. When traveling
southbound on SR 7/441, identification of the site is substantially limited by the off ramp
from 1-595 which merges with the southbound lanes of SR 7/441, the width of the roadway
retention area between Oaks Road and SR 7/441, and the configuration of the Oaks Road
entrance.

The main access entrance to this site is located directly off Oakes Road at the intersection of
SR 7/441, which curves to the north then to the west in an S-type movement. The curvature
of Oakes Road at these locations, along with the height of the perimeter landscape berm
along Oakes Road, limits clear visibility of the access points to the site. Therefore, staff
believes these circumstances warrant the additional signage, and that the proposed signage
meets the general intent of the code given the minimal signage area proposed. Therefore,
staff believes there are unique circumstances which apply to the site which may not apply to
other sites within the same zoning district and that the requests for reduction in distance
separation are in harmony with the general intent of the code. Staff finds the request for
reduction in the minimum horizontal dimension of the support structure casing does not
satisfy the criteria for the granting of a variance.

Findings of Fact
Variances:
Section 12-309(B)(1):

Variance 1) reduction of 100 foot separation requirement between free standing signs (Section
12-241), and 2) reduction of 200 foot separation between free standing signs (Section 12-
242(A)(4):

(a) There are special circumstances and conditions applying to the land and building for
which the variances are sought; the circumstances or conditions are peculiar to such land or
building and do not apply generally to land or buildings in the same district, and that said
circumstances or conditions are not such that the strict application of the provisions of this
chapter would deprive the applicant of the reasonable use of such land or building for which
the variances are sought, although can be considered not to be self-created.

(b) The granting of the variances are not necessary for the reasonable use of the land or
building but can be considered to be necessary for reasonable and effective identification of
the development, and that the variances as requested are the minimum variances that will
accomplish this purpose;

(c) Granting of the requested varlances are in harmony with the general purpose and intent
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public welfare.

Variance 3) reduction in the minimum horizontal dimension of the support structure of a
sign as required by Section 242(A)(9).

(a) There are not special circumstances and conditions applying to the land and building for
which the variance is sought; the circumstances or conditions are not peculiar to such land
or building and do apply generally to land or buildings in the same district, and that said
circumstances or conditions are not such that the strict application of the provisions of this
chapter would deprive the applicant of the reasonable use of such land or building for which
the variance is sought, and can be considered to be self-created.

(b) The granting of the variance is not necessary for the reasonable use of the land or
building and that the variance as requested is not the minimum variance that will
accomplish this purpose;

(c) Granting of the requested variance is not in harmony with the general purpose and
intent of this chapter and may be injurious to the neighborhood or otherwise detrimental to
the public welfare.

Staff Recommendation

Recommendation: Based upon the above and the finding of facts in the positive, staff
recommends approval, of variance requests number 1 and number 2, to reduce the distance
separation between free standing signs, subject to the condition that the petitioner may not
utilize wall signage for center identification or tenant directory purposes along the Oakes
Road/SR 7(441) frontage, as the third free standing sign closest to the building entrance is
meeting the intent of the permitted wall signage.

Based upon the above and the finding of facts in the negative, staff recommends denial of
variance request number 3, for reduction of the horizontal dimension of the support
structure casing of a sign.

Planning and Zoning Board Recommendation

The Planning and Zoning Board recommended approval of all three variance requests,
subject to the voluntary amendment to the application to restrict wall signs and tenant
directory signs on the face of the building, if the variances are approved (motion carried 4-0,
Mr. Davis absent, January 12, 2000).

Exhibits

1. Proposed Sign Exhibits
2. Land Use Map
3. Subiect Site Map



4. Aerial

Prepared by:

Reviewed by:



ADLER DEVELOPMENT
WARIANCE APPLICATION
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Mariances Requested

The applicant is secking two variances from the sign code 1o provide an attractive and
functional signage packape Tor its new flex space development proximate to Ouakes Roul and
SEOTAL The first request is from Section 12-242(A004) of the Town of Davie Code tha
requires a distance separation between free standing signs of 200 feel, woreducs the distance
separstion to no less than 60 feet between the two monument style signs at the entranee and no
less than 50 Tect between the two monement style signs at the entrance and the weslerly sign at
the same entrance, The second request 15 Trom Scection | 2-242A09) of the Town of Davie
Codle that requires o sign support width ta be one-thind of the length ol the sign face Tor
increased support area, to reduce the overall sign support ares for the westerly sign by reducing
the width of the support te 20 pereent of the length ol the sipn fee.

Justification for Tequest

The subject site contains approximately 1007 aercs located west of SR 7M1 The northem
portion of the site is situated immediately south of the main eurve of newly realigned Oukes
Road. The general area is plansed, zoned and developed in a variety of industrial wses. The
subject site has heen recemly developed with a flex space development that is an attractive,
valuable assat o the s base of the Town,

The site, tegether with the flex space development, s vnigue with regand 0 s spatial
relaticnship o Oukes Road and e SRO740 The main enteance w0 the development is oeiaed
on the east sade of the central portion of the site, with aceess on Cokes Road, Teyond the
entrance and Chakes Toad is 2 stwoem water retention pomd and beyend that, roughly 150 feet to
the cast of the properly, is State Road 7441, This entranee to the site pravides visibility to the
flex space development from SR 7441, In order to provide mlequate identification of the
developmiem from hoth Cakes Road and SR 7441 while preserving the architectural miegrity
af the building, the owner of the propeny 14 Tn_'qu-_‘:!.l_iug P virianees 1o accenmmaoddiste the
necesanry siemige ab the mam enlrance,

The fiest varnee will allow the placement of two very low profile monument siyle
identification signs that will rame the main enteanee and wddress visility from Oakes Reald,
as well as placement of an additional wller sign proximate w this entrance 1w address visibility
from SR 798410 AL this site, the Code allows freestmling identification sipns that are 30 square
feel in ares aml 135 feet 1all, While the number of signs is not lmited, o scparation of 200 [eet
Betwesn them is reguired, The twoe low profle monument style sians that will frone the
cntrance are only 14 Feel tall aml § Geet bong for a onal area of 20 squore Feet each; well below
the alloweed 30 sgquare feet of arex aml 15 teel of height foe cach sign. Recmise these aee
proposed to frame the entrance, however, the separation between them will he not less than 60
feel. These two signs will have a north-south orientation so that they will be readable 1w
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northbound and southleund teaffic on Oakes Road, ihereby providing adequate identification,
Motz that while this entry has a small median, it is not large enoush o place any sionaze. As a
resull, these two signs, properly orentad on each side of the cniry, are necessary o provide
safe and wmlequate identificalion from Oakes Road, One additional sign is proposel
immediately west of the two monument style signs. This sipn will face in an easterly direction
to provide adeguate identification from SR 7441, aml will he locaied not fess than 50 feet from
cach ofF the two monument style signs.

The secomd variwnce requests addresses the architectural design of the weslerly Jucated sipn
that will provide idemtification from 81 740 This sizn will have a face thar s five feet wll
and ten feet long, moanted on a decorative column, The Code woulld otherwise require the
enlunn 1o be as wide as one-third of the length of the sign, or 36 inches wide, The applicant
secks o reduce this width w 24 inches so that the necessary and sdequate signage can be
provided without detracting from the architeciural design of the building,

Consideration of 3 varianee request should be mude under the three eriteria contained in the
Crdde, These are discussed below,

Criterion {ap: IVhether theve are special circumstances appiving o the fand ar building and
whether stricd application of the Code wonld ceease o hardship thor is not selfZereaned

A) Tristanes Separation - As nuled above, the subject site and flex spase Tacility are unique
with regand to their relationship o both Oakes Roal wnd to SRO7AL, sa thal the three
signs arc necessary. Additionally, the median at the entrance, where idemifieation
signage would ordinarily be located for visibility to Oukes Road, is wo small 1o suppon
any type of sign. The size of this median was ultimmely the result of the rordway
realignment project. As aoresult, @ siriet application of the Code would ot allow for
adenquate, readable signage o this main enirance from each ol these roadways, each of
which presents differing requirements. All hasinesses of this vpe require adeguate
signage that 1 reasonably visible to the public. A strier applicaion of the Code woukd
deny the property owner the business benefits derived from signace thereby creating a
handship, Sueh hardship would result from the ultimate design of Oakes Rord amd the
unigque relationship of the subject site w both Oukes Road and SR 7497 and, therefoee,
is mot selfeoreated, This variance application meets this criterion.

By Column Redection - The newly completed flex space struclure ineorporites
architectural details in design o procduee o huilding that i acstheneally pleasing amd a
wignal assen e this aren. Thee sign and the subjoct column will be oriented wowand SR
Tl amad, s aresule, will be parallel wothe building. A sier application of the Code in
this circumstanee, however, would detract Trom the appearance of the huilding aml
project by requiring a colummn that is averly dominant, The sign is necessary 1o provide
adequate blemification o the ramdway, amd its parelle] oricatation s a result of the
unique location of the subjecr sie relative 1w the swrrowmbing sireets, These are
circumstances that are ool selfcreated and, therefore, this vivisaee application meets
thas criterion.
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Criterion (B): IWhother the granting of the varianee s necessary for a reavenalde wse af i
funed o fueilding ancd is the meisimum necessarny.

The granting of this variance s necessary for a reasonable wse of the land and huilding by
praviding for zilequate, readable signage for the Nex space business, The signa proposed are ol
differing onentation and height to address the distance from which the public will he viewing
thern. The two monument signs proposed for the entry will be considerably smaller than
allowed by eode, but oriented so as 10 be visible and readable w the northbound and
sansthibotnd rallic on Cakes Road. The westerly sign will be ariemed 20 a5 to be visible and
readabile 1o raffic on 10T The two proposed monument style sipns amd the proposed
westerly sign, with a reduced support column size, are in seale with the entrance aml the
Building fewdes, and are the minimum necessary 1o provide visibility, given the variows
distance and directions from which they will be read. This variance request meets this criterion,

Criterion {c); Wheiler the grrasing of the varionee will be dn harmony wirh the intest and
purpose af the code and will pet be injirions o te nelghbarhood or derrimental o e prilific
wirlfure,

The intent and purpose of the Code s to provide businesses with signape that is visible to the
public, The Code does not address eircumstances such s the ones affecting the subject site
with regard to sign visibility from iffering romlways and impact on architeotural details of
proximate buildings, The subject variance request is in harmaony witl the purpose amd iment of
the Code, a5 it will allow visible signage, while preserving the architectural details of the
development. The requested variances will promaote the public welfire by providing mdequate
praject sdentification while promating archilectural compalibility. As a result, this varianee
request mects this crilerion.

A comparison of this variance application to the eriteria contained in the Code of Ordinances
shows that the subject request is consistent with Code requirements. As a result, (his reiuest
frerils positive consideration.






=
s3ag D4 spotay T anp ey |
e . ¥
AL ek rmnr cmmmmns g i
g ——— g IR i |
L qerpop moang | = |
Ll o i 3P|
T raiea g Eaiay Besmng
e— —— — G-k
-4
A ITH S - 6 e e 1
|
m
| R
- —
L]
W5 lo-s
.
LEH LG
L

b 4oL

_ : fr3
arxeang
e,




+rO0X3T
[ e remsis pme e

T L

——— |

TR
— TR

pagT o e

|

[FRCCELE ]
Sy pewEy

|

eamdf W3 4

|

——c

Emppme _

Tt rwns .,|1..__

——

i S o
e & ——
TR |
N TTTTELIIEE |
|

mamemieg BEjE TR SH

sac o ray L]
B
A

—CTHTTIN

5

rafpanSIn

“Woa s

S— L

]

R, uraly S g 2 15 E]

— g S LT

amp bunste § (LD 2TRI R

£ T

e A T RAL

1 _ T S i R
Pi dre oary epERr T =
1 g e

ma g B BT T

. - [

waae gupnlacey UbET
E FELIEHI A

N RS ]
L o= ey b PRl

=T

s e —

debeyanranug pPraany

ooeds
XL

Lo 1d
—%
|
el
i |
i
e
sy 1



. K0
e T - - |ILHH|I| - 5
Aamerem
Cabarat |
T |
— LT . 1
I D B m
= | [l New T
— ew 10wn -
Prng 1 . B
Latt] Sy
| Commerce Park .-L
. | L Fap Spmce Boarmy Camrrmundy “ .....:m.
Ceep
—_— —
|
" 07 390 Sgate Tese
-
Lasirg
4 = N
|
F Ty
Erant Vs ol Doutle Fece Monumen!
Bopie TTa 10T
PRE e158-CLL Green PME 0340-0 0k, Green  PME M2T43-C Ok, Bhm

Pyrdans oo el

PoE

Eaws rum
HETELH

(e i E

Fomae Tt

| W |

Cabwut |

L

T . |

1 il
| “

Tails Vidwy

|! .f..
NOTES:
12° Desg Alamnum Cabinel.....
o Match 3M 3530
B" D Alumitus: B,
i Ganba Guteut Comp
Fugs Surfaze Vol

Prismalic Praamds .

.. Paintas Ligsl Gray

51 Eilagr Cray Vingl
Flack
P L1

See fintad

J

Fopax Soace

Bk Tarwm 3

Eliws TL

I
Sapiarpar B 1890
IO
ag temr el
TN T —
L4

T T —
e L ]
wr

| Seawrerd mewey- |

FLEX/99/3%

ELITRET T -
LIE - ]



! = :
Aiepunog umoj - s
T = o
| 7 ;.
O = 33,z
5 L Y EEE
% P f— A
g 4 o _m_.._._ wa m
2 us == E*55laS2
(ipy E o siluzs
Falims by - wo L
! 'y M....._w..f 5 H._._H_M
Z = wk==
LG 77 A e 223
- Faria T
AR AT s P A
AT s o g AT . mmw.m.uuww\ -
A A AT A Gt AR R %x&wxww,f..
O G A i ) R e
G e e A e
% ..........,.r.r.... T T _..".._ L s AT L e L R L ...\.k......l____....g.wm,. 7 n..... Tt s ._.114._... > -
e “ A s AL L o L o L] .m___:n..\ﬂ M .wﬂ xm.“mﬁ%k\%“%mm G
P R R AT T At AL A e A w._m.guvxmrmmﬂavuuwmm %ﬁm...m
AL TR, B Ta i PR A A A A A A A T A P AR T s
A A FATsrer, § AT It A A T T
A «am_,nﬁwmﬁx “Wﬁ.ﬁ&ﬂw R e A %umummﬁummmwm m 7 “H. ara meiﬁ,n
s S s, B i MNEHH AT o
R e TR A A A A A A A A LA A7)
tu._“«a:+m‘_.._m<¢1.m_...ﬂwﬂ”.\“=r .._.h l_._.u:.“u.. &W%w\ﬂﬁﬂ.ﬁ“ﬂﬂfﬁﬁ%ﬂmﬂﬂwkﬂﬂ .u_hm,. m.“ﬁﬂuﬂi...\ (L] %hﬁ..;h\%ﬁ.ﬂﬁ.ﬂﬂ.ﬂﬂxu L7 .m..m."..._._.nu___._ ....“.“.%
Fai m.ﬂ.... L L L xq_wtrnn-.."..ﬂm«..% L P T e F ﬁ I AT Ta ﬁ__._.u_,.u_..ﬂ,... x_.w.\.. 4 _.\..._.__._. s
T T e P T h“%\ _\....-1.1._15. LT AL a\‘\..\“.h.ﬁ..ln.r\ AL ....._.\-l_..-.s\ .m__a.r\q\ i L..m..\.._.rx,. |."..\..._.._......m S .._\......._._\\.. -
B Rarararta e AT AT Al TVATA 4 A AT A s
G st T A A A A i
o P T i R W W M s T A A A iy A T
_m” .._...z_.t.._...u__... _“.._" hr_.,.m A s A e o T PV 0 T e P o o P Ea i i P T e ST Favth
_u_.\.. P etz P AL LI T L LA AP k.rm* AL LA = PR AT A Fatar M.hn...wl._ﬁ...__n.. .__+r.x._
e e s O (L SR Tl Tl i B
P r ﬁﬂaH\H\s.m.w.%u.m_xaw.xwx..\ o T L A P W L 1 | T \\ AT A SO
o B S A e i A e e T T () e T e
i s
e, b B A T e T e T 2 e I A e
s i O S b arar \xksmuf......x A A T A A T A e
LA D G A A L Z e A A A A
2 «\a&...m..*m& _ hhﬂmm_m.% K “..ﬂ._o._.ﬁ,.,...{\ u.hxﬁhah..xaﬂmx. R L P e Tl u.,.__J_____.“..Q.,_.mw.. i t..ﬁ...._;v. 4
m,.._.“rq_.h._;..__.“ ..\ 1 Mﬁ“a”“-ﬁrwhu“\ T 1 i A L t\.hn.;u..ﬁ.\..ﬁt\;.\rﬂ:\.\ﬁl .n.mr__\w_q...:..,. L r .__.r... \.ﬂ ...:s‘..“w e L-.,..._.....n.-‘..ku.,.,ﬁ T ks&.\ﬁ.r.._ ".............r.ln.l..._.-.J..J
R A T T L ATy A A A e i BeRLng
e A A A T T P ey R ARG L AT AA
T Tl S ol T o i P VT, : i mu G R e e AARRBR
e A
P e S F B = L Fr A A P T A AT o P A P it
i
e
: ATt - = e P W Py ST e F L TP P hxa.._m,___"m,.._..n.wn_xﬁ YL SN
4 e e i A A
A .,.nmf_hﬂ “_\mﬂﬂ Hnn kﬂﬂﬁmﬂﬁﬁhﬂa@imﬁﬂwh‘x % _aﬁan\,\.hﬁ”hx T Mk&hm P ..x__.\ i T T el




]
:r: 1 |

M 4|Qjen (1610 |

(Hac. |
Vill.) = |
|

.

| M-4
M-3||| tHac. vi)

_ (Hl—m. WL}

FETITION NUMBER M
W e-1-00

[ h-3 I [
!'I-!|:|I\:I;;Irr.?; Eng g -.: {H-ﬂ'l: Vill. ] l
- . | 1 | - £ |I | lB_3

Subiject Site Aroa Zoning Map

e ———————

PHEPARED #2000 Scalu. 1° =Kk
BY THE PLAMMING &

OMNING DIVISION




FRIC LT ':'f L 3
L8 :.i "
- r i i
e o : *
] q .
Y i bp P
. i 2t b ‘
I U'.l:1 " Fd -ql.l.'l:
iV g 3
i, e RS =
R e
-, 1. Y S.

waREHOYS

=4 N DATE FLOWN
' t JANUARY 1998

SCALE: NTS
V 6-1-00

g ey




