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April 15, 2015 

BUDGET MESSAGE 
WOOD VILLAGE URBAN RENEWAL AGENCY 

INTRODUCTION 

The Wood Village Urban Renewal Agency is an independent municipal corporation formed in 
January of 2010.  Oregon Local Budget Law (Oregon Revised Statutes Chapter 294) requires the 
Agency to adopt an annual budget. A budget is a financial plan containing estimates of revenues 
and expenditures by fund for a single fiscal year. The accompanying document presents this 
information for the Wood Village Urban Renewal Agency for the fiscal year beginning July 1, 2015 
and ending June 30, 2016. 

THE BUDGET YEAR 2015-16 

The Redevelopment Agency has sufficient increment to begin operations.  The first two projects 
undertaken by the Agency will occur in the year ahead.  The first is a right of way upgrade to the 
Arata Road construction project.  Estimated at $140,000, the project will install fencing at the 
edges of the right of way to create a uniform and quality look for the entire distance of the Arata 
Road reconstruction project.  Envisioned in the Urban Renewal Plan as including other amenities 
as well as right of way improvements, this project is specifically named in the plan.   

The second undertaking for the year ahead is the installation of street lights at the termini of 230th 
and 231st streets.  Installed at the request of an upgrading multifamily property owner, the lighting 
is designed to create additional safety in the neighborhoods.  With a goal of enhancing home 
values and redeveloping the neighborhoods, these luminaires will be installed by the Agency, and 
the operating costs for the lights will be paid by the City of Wood Village. 

The Urban Renewal Agency has elected to extend the business incentive program to those 
properties within the Urban Renewal Boundary.  While a similar program for the City was 
discontinued, the Agency will continue to offer to pay the costs of permits and business licensing 
(first year only) for the tenant improvements and modifications needed by businesses moving into 
existing building in the Agency area.  Program limits include a maximum size of 6,000 square 
feet, and a limitation on expansion areas, but is generally open for any new business seeking to 
occupy existing vacant building space in the Agency. 

Along with some excitement in our first projects, the annual budget continues to contain nominal 
allocations of time from the City Manager, clerical staff support, and small appropriations for 
memberships, publications, and postage. 
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THE PROCESS AND STATUS OF THE AGENCY 

A Budget Committee comprised of the six members of the Urban Renewal Agency Board, and an 
equal number of citizens of the City reviewed and approves the proposed budget and the tax rate 
or levy. The citizen members of the Budget Committee are appointed by the Agency Board for 
three-year terms. The approved budget was taken to the Board for final adoption. 

An urban renewal agency is governed under the provisions of Oregon Law, specifically Chapter 
457 of the revised statutes.  The annual budget is mandated, as is the maximum potential levy 
that may be levied by the Agency.   

The provisions affecting the Wood Village Agency are included in ORS457.450, and specifically 
limit the collections of the agency to the amount necessary for the retirement of debt.  As provided 
by law, tax increment revenues are to be used solely for the payment of principal and interest on 
indebtedness issued or incurred to carry out the urban renewal plan, or for the ongoing 
administration of the Urban Renewal Plan. There are several forms of indebtedness for which tax 
increment funds may be spent.  Urban renewal “bonds” are formal long term debt with a specific 
schedule of repayment of principal and interest.  Urban renewal “notes” are formal short term debt 
with a specific schedule of repayment of principal and interest.  Other forms of debt include inter-
fund borrowing, tax anticipation notes, and similar specifically authorized debt instruments. 

The specific provision of the law is in ORS457.450(2), which provides as follows: 
“2) When the principal and interest on the maximum indebtedness of an urban renewal 
plan to which the portion of taxes is irrevocably pledged for payment under ORS 457.435 
or 457.440 is fully paid, or it is found that deposits in the special fund are sufficient to fully 
pay principal and interest on the maximum indebtedness either through direct payment of 
the indebtedness or by payment of principal and interest on bonds or notes issued to 
finance the indebtedness, the agency shall notify the assessor of that fact.” 
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The agency boundaries include 128.58 acres of land configured as follows: 

Upon formation, a “frozen base”, or assessed value at the time of formation is established.  This 
base is the reference point by which all incremental value to the agency is determined.  The 
agency financing is based on the application of property tax rates to this increment, with all 
property taxes returned to the agency in accord with the “divide the taxes” provisions of the law. 

In our instance, the maximum authorized debt for the Wood Village Urban Renewal Agency is 
$11,750,000.  The initial borrowing for the agency was $63,860, allowing us to authorize the levy 
on behalf of the agency.  The borrowing is from the City of Wood Village General Fund, and has 
an outstanding principal balance of $28,988.92. 
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The total increment history of the agency from formation is as follows: 

Frozen Base Total Value 
Initial Values 38,346,200 38,346,200 
Value 2011-12 38,346,200 39,910,888 
Value 2012-13 38,346,200 39,261,067 

Value 2013-14 38,346,200 41,081,850 

Value 2014-15 38,346,200 42,247,150 

Project 2015-16 38,346,200 43,514,575 

Taxable Increment: 
 2011-12 1,564,688 
 2012-13    914,867 
 2013-14  2,735,650 
 2014-15  3,900,960 
 2015-16  5,168,375 

Graphically, the history of the agency appears as follows: 
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The frozen assessed value for the agency is $38,346,200.  The total value projected in tax year 
2015-2016 is $ 43,514,575.  This is a net increase of 3.00%, and results in a projected total 
increment value of $5,168,375.  Projected revenues from the tax increment, applying the 
overlapping tax rate of $15.866 per thousand of assessed value, will be $73,833. With a collection 
rate of 93%, the funding available to the agency for the next year is projected to be $68,665.  To 
assure conservative projections, the budget predicts $63,700. 

The Urban Renewal Plan 

Our adopted plan contains provisions for specific expenditures to assist in the creation of 
additional increment that will lead to the physical construction of various public facilities.  The plan 
specifically calls for the following actions: 

• Redevelopment Assistance:  Create a program to allow the acquisition of property from
willing sellers, assembly of property and eventual resale of property for redevelopment,
allow for building façade grants/loans and other assistance.

• Economic Development Assistance including technical assistance programs, recruitment
and marketing, acquisition assistance, and the promotion of job creation.

• Housing development toolbox including technical assistance programs and assistance in
infrastructure financing.

• Public Facilities
o Water Lines in Arata Road
o Storm water and drainage improvements, Arata
o Future municipal buildings, city and county
o Utility infrastructure installations including master plans
o City Gateway signage, historic markers, statutes, and funding of non-conforming

sign removal
o Sustainable project assistance programs as well as alternate energy programs

Plan Implementation for FY2015-16 

The Agency will need to borrow $65,000 to complete the financing for the first two projects 
undertaken in this fiscal year.  The projects, Arata Road Fencing and Street Lighting projects, 
constitute a total capital appropriation of $152,000.  Combining with a reasonable contingency, 
the appropriations for the operation of the Agency, and an ending fund balance, this debt level 
will meet the statutory obligation for the Agency debt while keeping the debt service in future years 
quite low, enabling additional project selection in the years ahead. 

The Arata Road project implementation will occur immediately following the completion of 
construction for the roadway.  That construction is managed by Multnomah County, utilizing 
federal and state funding for the financial resource.  The project has experienced several delays, 
and it now appears that the roadway construction may not be completed in the year ahead. 
Should that be the case, the Agency will not need additional borrowings for the period, and the 
fencing work would not be completed in this fiscal period. 
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CITY OF WOOD VILLAGE

Summary of Resources and Requirements

URBAN RENEWAL AGENCY

Fiscal Year 2015-16

Actual Actual Adopted Proposed Approved Adopted

2012-13 2013-14 2014-15 2015-16 2015-16 2015-16

RESOURCES

27,639$            9,200$         22,000$       Beginning balance 86,125$          86,125$       86,125$       

12,870              14,000         43,500         Tax Increment Financing 63,200           63,200         63,200         

Property Tax - Prior Years 500                500              500              

Loan proceeds 65,000           65,000         65,000         

 Interest on Investments 300                300              300              

 Interest - Unsegregated Taxes -                     -                  -                   

172                   150               Miscellaneous -                     -                  -                   

40,681$            23,200$       65,650$       RESOURCES TOTAL - ALL FUNDS 215,125$        215,125$     215,125$     

REQUIREMENTS BY CATEGORY

7,121$              7,256$         11,423$       Personnel services 14,630$          14,630$       14,630$       

21                     610              10,150         Materials and services 3,440             3,440           3,440           

-                   -                   Capital outlay 152,000          152,000       152,000       

12,643              1,595           13,696         Debt service 12,644           12,644         12,644         

1,617                1,025           1,698           Overhead costs 2,059             2,059           2,059           

-                       11,671         18,683         Contingencies 20,569           20,569         20,569         

21,402$            22,157$       55,650$       Total Expenditures 205,342$        205,342$     205,342$     

6,636$              1,043$         10,000$       Unappropriated ending fund balances 9,783$           9,783$         9,783$         

28,038$            23,200$       65,650$       REQUIREMENTS TOTAL - ALL FUNDS 215,125$        215,125$     215,125$     

REQUIREMENTS BY FUND

28,038$            23,200$       65,650$       Urban Renewal Agency Fund 215,125$        215,125$     215,125$     

28,038$            23,200$       65,650$       REQUIREMENTS TOTAL - ALL FUNDS 215,125$        215,125$     215,125$     
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CITY OF WOOD VILLAGE

Summary of Requirements by Fund/Category

Fiscal Year 2015-16

Actual Actual Adopted Proposed Approved Adopted
2012-13 2013-14 2014-15 2015-16 2015-16 2015-16

URBAN RENEWAL FUND

7,121$              7,256$         11,423$       Personnel services 14,630$          14,630$       14,630$       

21                     610              10,150         Materials and services 3,440             3,440           3,440           

-                   -                   Capital outlay 152,000          152,000       152,000       

12,643              1,595           13,696         Debt Service 12,644           12,644         12,644         

1,617                1,025           1,698           Overhead costs 2,059             2,059           2,059           

-                       11,671         18,683         Contingencies 20,569           20,569         20,569         

21,402$            22,157$       55,650$       Total expenditures 205,342$        205,342$     205,342$     

6,636$              1,043$         10,000$       Unappropriated ending fund balances 9,783$           9,783$         9,783$         

28,038$            23,200$       65,650$       FUND TOTAL 215,125$        215,125$     215,125$     

28,038$            23,200$       65,650$       REQUIREMENTS TOTAL - ALL FUNDS 215,125$        215,125$     215,125$     

CITY OF WOOD VILLAGE

Summary of Resources and Requirements

URBAN RENEWAL FUND

Fiscal Year 2015-16

Adopted Adopted Adopted Proposed Approved Adopted
2012-13 2013-14 2014-15 2015-16 2015-16 2015-16

RESOURCES

27,639$            9,200$         22,000$       Beginning balance 86,125$          86,125$       86,125$       

13,042              14,000         43,500         Tax Increment Financing 63,200           63,200         63,200         

 Property Tax - Prior Years 500                500              500              

Loan Proceeds from General Fund 65,000           65,000         65,000         

150               Interest on Investments 300                300              300              

 Interest - Unsegregated Taxes
40,681$            23,200$       65,650$       URBAN RENEWAL FUND RESOURCES TOTAL 215,125$        215,125$     215,125$     

DEPARTMENT REQUIREMENTS

Urban Renewal Agency

7,121$              7,256$         11,423$       Personnel services 14,630$          14,630$       14,630$       

21                     610              10,150            Materials and services 3,440             3,440           3,440           

-                   -                   Capital outlay 152,000          152,000       152,000       

12,643              1,595           13,696         Debt Service 12,644           12,644         12,644         

1,617                1,025           1,698           Overhead Costs 2,059             2,059           2,059           

-                       11,671         18,683         Contingencies 20,569           20,569         20,569         

21,402              22,157         55,650                 URBAN RENEWAL TOTAL 205,342          205,342       205,342       

6,636                1,043           10,000         Unappropriated fund balance 9,783             9,783           9,783           

28,038$            23,200$       65,650$       URBAN RENEWAL FUND REQUIREMENTS TOTAL 215,125$        215,125$     215,125$     
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CITY OF WOOD VILLAGE

2015-16 BUDGET

40  URBAN RENEWAL

AGENCY FUND  

Adopted

Actual Actual Budget 2015-16 Budget

   2012-13    2013-14 2014-15  Proposed Approved Adopted

RESOURCES:

27,639$            6,636$          22,000$        Beginning balance 86,125$      86,125$        86,125$       

12,870              41,542          43,500          40110 - Tax Increment Financing 63,200        63,200          63,200         

124                   200               150               40120 - Property Tax -Prior Years 500             500               500              

34                     77                 45010 -  Interest on Investments 300             300               300              

14                     23                 45012 - Interest - Unsegregated Taxes

-                    46010 General Fund Loan to URA 65,000        65,000          65,000         

40,681$            48,478$        65,650$        TOTAL RESOURCES 215,125$    215,125$      215,125$     

Personnel services:

4,859$              3,582$          5,469$          61040 City Administrator 6,956$        6,956$          6,956$         

-                        -                    2,492            61062 Office Specialist 2 3,153          3,153            3,153           

-                        -                    36                 61095 Compensated absences adjustment 205             205               205              

819                   577               1,649            62010 PERS 2,014          2,014            2,014           

13                     79                 27                 62020 Workers' Comp insurance 55               55                 55                

1                       1                   3                   62021 Workers' Comp assessment 4                 4                   4                  

292                   209               496               62030 Social security 639             639               639              

68                     49                 116               62031 Medicare 150             150               150              

642                   422               973               62040 Health/dental/life insurance 1,285          1,285            1,285           

53                     52                 105               62050 State unemployment insurance 94               94                 94                

37                     26                 57                 62060 Tri-met payroll tax 75               75                 75                

6,785$              4,997$          11,423$        Total personal services 14,630$      14,630$        14,630$       

Materials and services:

-$                      41$               100$             63030 Dues, books and periodicals 100$           100$             100$            

21                     7                   50                 63040 Office supplies and other 40               40                 40                

382                   183               300               63041 Advertising, legal notices 400             400               400              

-                    200               63060 Postage 400             400               400              

-                    9,500            63610 Business Incentive Program 2,500          2,500            2,500           

-                        18                 -                    63998 Overhead Costs

403$                 249$             10,150$        Total materials and services 3,440$        3,440$          3,440$         

Capital outlay:

64020 Site Imprvmt: 230/231 streetlights 12,000$      12,000$        12,000$       

64020 Site Imprvmt: Arata Streetscape 140,000$    140,000$      140,000$     

-$                      -$                  -$                  Total capital outlay 152,000$    152,000$      152,000$     

Debt service:

11,071$            12,101$        67040 General Fund Loan principal 12,101$      12,101$        12,101$       

2,807                1,235            1,595            67041 General Loan interest 543             543               543              

13,878$            1,235$          13,696$        Total debt service 12,644$      12,644$        12,644$       

40-009 Other URA Appropriations:

Indirect Expenses

-$                      1,698$          63998 Allocated Overhead exp 2,059$        2,059$          2,059$         

-$                      -$                  1,698$          Total Indirect Expenses: 2,059$        2,059$          2,059$         

-$                      -$                  18,683$        66010 Operating contingency 20,569$      20,569$        20,569$       

19,616$            41,998$        10,000$        Unappropriated ending balance 9,783$        9,783$          9,783$         

40,681$            48,478$        65,650$        Total Urban Renewal 215,125$    215,125$      215,125$     
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CITY OF WOOD VILLAGE

2015-16 BUDGET

90  INTERNAL FUND

Adopted

Actual Actual Budget 2015-16 Budget

2012-13 2013-14 2014-15 Proposed Approved Adopted

Fund 90 INTERNAL SERVICE

REQUIREMENTS:

001  General Government:

Materials and services:

1,167$       4,235$       63030 Dues, books & periodicals 4,465$            4,465$                     4,465$                 

-                400            63041 Advertising

-                -                63100 Elections

5,008         12,940       63111 Mayor, Council & Committee expenses 8,750              8,750                       8,750                   

3,780         4,660         63130 Meetings, conferences & training 4,280              4,280                       4,280                   

567            580            63131 Travel 1,850              1,850                       1,850                   

63237 Computer Hardware/Software 2,640              2,640                       2,640                   

63280 Contracted services

915            1,550         63600 East Metro Mediation 1,500              1,500                       1,500                   

63605 LOC support

8,581         3,450         63610 Economic community development 15,450            15,450                     15,450                 

3,664         350            63620 Community programs 100                 100                          100                     

(22,279)      63998 Overhead expense to URA, Water, Sewer

63999 Operating Contingency

1,403$       28,165$     Total materials and services 39,035$          39,035$                   39,035$               

1,403$       28,165$     Total General Government 39,035$          39,035$                   39,035$               

002  Administration:

Materials and services:

18,776$     22,755$     63020 Bonds and insurance 22,500$          22,500$                   22,500$               

263            600            63029 Small office furniture and equipment 250                 250                          250                     

6,440         4,225         63030 Dues, books and periodicals 4,000              4,000                       4,000                   

4,988         5,400         63040 Office supplies and other 7,536              7,536                       7,536                   

329            300            63041 Advertising, legal notices 500                 500                          500                     

19,700       20,700       63050 Audit services 20,000            20,000                     20,000                 

3,889         3,724         63060 Postage 6,275              6,275                       6,275                   

9,858         14,000       63070 Legal 14,000            14,000                     14,000                 

-                63080 Engineering services -                      -                              -                          

-                63089 Temporary personnel -                      -                              -                          

6,555         12,000       63120 Planning services 12,000            12,000                     12,000                 

1,941         3,000         63130 Conferences and training 4,430              4,430                       4,430                   

629            1,000         63131 Travel 1,200              1,200                       1,200                   

1,198         600            63140 Miscellaneous 600                 600                          600                     

5,982         8,032         63237 Computer hardware/replacement 6,504              6,504                       6,504                   

-                63280 Contract services 1,620              1,620                       1,620                   

39,400       40,277       63302 Equipment repair and maintenance 32,700            32,700                     32,700                 

63280 DLCD Grant - Zone/Code changes

-                -                63309 Equipment rental

(121,718)    63998 Overhead expense to URA, Water, Sewer

-                5,000         63999 Operating Contingency

(1,771)$      141,613$   Total materials and services 134,115$        134,115$                 134,115$             

(1,771)$      141,613$   Total Administration 134,115$        134,115$                 134,115$             

18



CITY OF WOOD VILLAGE

2015-16 BUDGET

90  INTERNAL FUND

Adopted

Actual Actual Budget 2015-16 Budget

2012-13 2013-14 2014-15 Proposed Approved Adopted

006  Public Works

Materials and services:

670$          750$          63029 Office furniture/equipment

136            200            63030 Dues, books and publications 390                 390                          390                     

3,084         1,500         63040 Office Supplies 2,500              2,500                       2,500                   

410            63041 Advertising -                      -                              -                          

113            150            63060 Postage 150                 150                          150                     

696            1,450         63130 Conferences and training 1,350              1,350                       1,350                   

152            200            63131 Travel 600                 600                          600                     

2,407         3,500         63139 Utilities-OPS 1,080              1,080                       1,080                   

-                600            63140 Miscellaneous 450                 450                          450                     

2,691         2,500         63201 Electricity - OPS 3,300              3,300                       3,300                   

4,810         4,800         63206 Communications 5,280              5,280                       5,280                   

1,185         1,450         63207 Natural Gas - OPS 1,800              1,800                       1,800                   

2,708         2,650         63232 Operating supplies 2,000              2,000                       2,000                   

2,641         700            63233 Small equipment and tools 2,150              2,150                       2,150                   

252            450            63235 Uniforms/clothing 3,750              3,750                       3,750                   

800            1,000         63236 Fuel 4,200              4,200                       4,200                   

3,651         5,325         63237 Computer hardware/replacement 5,928              5,928                       5,928                   

2,575         900            63283 Contracted services - cleaning svcs 420                 420                          420                     

722            375            63284 Contracted services - alarm monitor 320                 320                          320                     

180            350            63286 Contracted services - fire extinguisher 300                 300                          300                     

424            450            63287 Contracted services - MCSO grounds maint.868                 868                          868                     

435            300            63301 Vehicle repair & maintenance 7,050              7,050                       7,050                   

4,049         1,450         63302 Equipment repair and maintenance 6,000              6,000                       6,000                   

3,417         3,500         63303 Building repair and maintenance 2,000              2,000                       2,000                   

5,886         800            63304 Grounds repair and maintenance 1,850              1,850                       1,850                   

(43,726)      63998 Overhead Expense to URA, Water, Sewer

-                4,000         63999 Operating contingency 4,000              4,000                       4,000                   

368$          39,350$     Total materials and services 57,736$          57,736$                   57,736$               

368$          39,350$     Total Public Works 57,736$          57,736$                   57,736$               

009  Non-Departmental: City Hall Utilities

Materials and services:

852$          63139 Utility Service 2,160$            2,160$                     2,160$                 

7,905$       8,050$       63201 Electricity 8,625              8,625                       8,625                   

7,391         7,320         63206 Communications 7,400              7,400                       7,400                   

2,549         3,120         63207 Natural gas 2,600              2,600                       2,600                   

1,200         63232 Operating supplies 1,400              1,400                       1,400                   

3,500         63283 Contracted services - cleaning svcs 4,000              4,000                       4,000                   

450            63284 Contracted services - alarm monitor 340                 340                          340                     

3,050         63302 Equipment repair and maintenance 1,860              1,860                       1,860                   

4,505         63303 Building repair and maintenance 3,780              3,780                       3,780                   

5,395         63304 Grounds repair and maintenance 575                 575                          575                     

799            960            63601 Internet at Mayor's home

(18,643)      63998 Overhead expense to URA, Water, Sewer

-$               38,402$     Total materials and services 32,740$          32,740$                   32,740$               

(0)$             247,530$   TOTAL REQUIREMENTS 263,626$        263,626$                 263,626$             
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2015–2016
• Submit two (2) copies to the county assessor by July 15.

Check here if this is 
an amended form.

150-504-076-5 (Rev. 10-14)  

Plan Area Name
Increment  

Value to Use*
100% from  

Division of Tax
Special Levy  

Amount**

FORM
UR-50

Notification
_____________________________________________________________ authorizes its 20____–____ ad valorem tax increment amounts  

by plan area for the tax roll of ____________________________________________________________________________________________.

_______________________________________ ______________________________________ _______________________________________

______________________________________________________________________________________ ________________________________

      Yes, the agency has filed an impairment certificate by May 1 with the assessor (ORS 457.445).

(Agency name)

(County name)

(Contact person) (Telephone number) (Date submitted)

(Agency’s mailing address)

Part 1: Option One Plans (Reduced Rate). [ORS 457.435(2)(a)]

Yes$                      OR

Yes

Plan Area Name

Part 2: Option Three Plans (Standard Rate). [ORS 457.435(2)(c)]

Plan Area Name

Part 3: Other Standard Rate Plans. [ORS 457.445(2)]

$                      OR

Plan Area Name

Part 4: Other Reduced Rate Plans [ORS 457.445(1)]

       Plan Area Name

Notice to Assessor of Permanent Increase in Frozen Value. Beginning tax year 2015-16, permanently increase frozen value to:

(Contact person’s e-mail address)

$                      OR

Increment  
Value to Use***

100% from  
Division of Tax***

Special Levy  
Amount****

$                      OR

Increment  
Value to Use*

100% from  
Division of Tax*

$                      OR

$                      OR

Increment  
Value to Use*

100% from  
Division of Tax*

Yes$                      OR

Yes

Yes

$                      OR

$                      OR

New frozen value

$ 

$ 

$                      OR

*All Plans except Option Three: Enter amount of Increment Value to Use that is less than 100 percent or check “Yes” to receive 100 percent of division of tax. 
Do NOT enter an amount of “Increment Value to Use” AND check “Yes.” 
**If an Option One plan enters a Special Levy Amount, you MUST check “Yes” and NOT enter an amount of “Increment to Use.” 
***Option Three plans enter EITHER an amount of “Increment Value to Use” to raise less than the amount of division of tax stated in the 1998 ordinance under 
ORS 457.435(2)(c) OR the “Amount from Division of Tax” stated in the ordinance, NOT both. 
****If an Option Three plan requests both an amount of “Increment Value to Use” that will raise less than the amount of division of tax stated in the 1998 
ordinance and a “Special Levy Amount,” the “Special Levy Amount” cannot exceed the amount available when the amount from division of tax stated in the 
ordinance is subtracted from the plan’s Maximum Authority.

Yes$                      OR

$                      OR

Yes

Yes

Yes

Yes$                      OR

Yes$                      OR

Yes$                      OR

NOTICE TO ASSESSOR

✁
✁

✁

� � � � � � � � � 	 � � 
 � � � �  � � � � �  � � � � � �  � � � � � � � � � � � � �� � � � � � �  � � � � � � �� � � � � � � � � � � �  ! " # $ % " & $ � $ ' � � � !  ( )  * �)  � � + , ) ! $ � � � � ( 	 � � 
 � � � �  � � ( - � % .  &  � � � � � � / � � 0 � � � 
 " 1 � � �  � � 0 � � 0 � �

	 - - � � 2 3 3 4 5 , � � 6 4 + � , + , 	 4 3 � 2 7 � � 2 � �
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